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This study is designed to determine if tiny houses offer a viable seasonal and/or
permanent living environment for Nebraska residents. Two objectives are used to assess
the viability of tiny housing in this Midwestern state. The first analyzes the economics
(demand, supply, and cost) of tiny housing in metropolitan areas of Nebraska. The
second identifies barriers to occupancy of tiny houses in the state.
The results of this research are significant because tiny housing presents a means
to address the state’s need for more affordable housing options available to Nebraska
residents. At the time of this study, 11.4% of Nebraska’s population lives in poverty
which equates to over 200,000 people who are in need of affordable housing
(Figure 1) (U.S. Census Bureau, 2017). Second, the most common housing problem in
Nebraska is “cost burden.” A household is considered cost burdened when housing costs
exceed 30 percent of the household income. “Approximately 223,685 households in
Nebraska are cost burdened,” which represents nearly 1/3 of all households in the state
(State of Nebraska, 2015, p. 32).

Research methods are implemented to address study objectives. Data is collected
through personal communication/interviews and a case study which includes site
observation of three tiny houses in Nebraska.
Research results suggest that demand for tiny housing in Nebraska is low while
the need for affordable housing options is high. Study findings implicate that tiny houses
are in short supply throughout the state; one tiny home is available per every 10,000
residents based on sample data included herein. In terms of cost, all the tiny properties in
this study are below the median value of owner-occupied housing units in Nebraska.
In terms of viability of tiny houses in metro Nebraska, while these structures are
legal in the state, seasonal and permanent occupancy of these living environments is not
feasible due to barriers identified herein. These barriers restrict the placement of both
conventional and non-conventional tiny houses in metro Nebraska neighborhoods and
communities. Difficulty in finding a location to build or park tiny houses is identified as
the biggest obstacle to year round tiny living in Nebraska.
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CHAPTER I: INTRODUCTION
The recession in the United States in 2007 through 2009 impacted both the value
of residential real estate as well as homeowners’ attitudes toward the same. During the
housing market crisis, residential property values plummeted thirty percent while
unemployment rates doubled (Robert, 2013). Media coverage of real estate foreclosures,
short sales, and property owners’ mortgages exceeding fair market value of their homes
gave way to an increased need for affordable housing in the U.S. Americans interested in
reprieve from the financial burden of lofty fifteen to thirty-year mortgages added traction
to an already popular niche market housing trend called the “Tiny House Movement.”
Approximately two decades ago, Jay Shafer (a University of Iowa art professor) was
credited with building the first tiny house on wheels in America, which resembled stickbuilt architecture (Mansfield, 2000). Otherwise, the date of origin of this movement is not
easily identified.
This counter cultural movement had already become an international phenomenon
by the time this study was conducted. The movement represents a paradigm shift in the
American dream for some, at least ideologically, as the idyllic home with a white picket
fence shrinks in scale, often becomes mobile, and offers promise of a less stress-filled
existence. Proponents of the “Tiny House Movement,” like Shafer, embrace principle
philosophies which fuel its appeal and widen its platform (i.e. downsizing/right sizing,
minimalism, anti-consumerism, sustainability, affordability, financial freedom, increased
ability to travel and having a larger life with a smaller carbon footprint).
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Tiny houses offer promise to solve a handful of societal problems by filling a gap
in the marketplace for single family detached affordable housing units and by providing
provisional shelter for the unsheltered homeless population and other at-risk constituents
in the U.S. This study focuses on the former of these social concerns and looks at how the
movement unfolds in the metropolitan areas in the state of Nebraska, within which 11.4%
of the population is made up of persons living in poverty and approximately 223,685
households or 1/3 of all households in the state are cost burdened. As defined by the state
of Nebraska, “A household is considered cost burdened when housing costs exceed 30
percent of household income” (State of Nebraska, 2015, p. 32).
This study is designed to determine if tiny houses can offer a viable seasonal and/
or permanent living environment for metro Nebraska residents. There are two objectives
which assess the viability of tiny housing in this Midwestern state. The first objective
analyzes the economics (demand, supply, and cost) of tiny housing in metro Nebraska.
The second objective identifies barriers to legal occupancy of tiny houses in the state.
Qualitative and quantitative research methods are implemented to collect data in
order to complete the objectives of this study. Data is gathered through personal
communication/interviews and a case study which includes site observation of three tiny
houses built in Nebraska.
Methods to address demand for this housing type suggest that it is low in
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Nebraska. For example, at the time of this study the state receives, on average, only two
to three inquiries per month on tiny housing (M. Luttich, personal communication, June
29, 2018).
Methods to assess supply found that although tiny houses are available in the
state, they are in very short supply. For example, 51 site-built conventional detached
dwelling units under 400 finished square feet are located in Douglas County. With a
population of approximately 566,880 people in this county, this means that only
approximately one tiny home is available per every 10,000 residents (Douglas County
Assessor, 2019).
Regarding study findings relating to cost, all of the tiny properties included in this
study are below the median value of owner-occupied housing units in Nebraska. For
example, in 2017, the median value of owner-occupied housing units for the state was
$137,300.00 (Figure 4) (U.S. Census Bureau, 2017). The average sales price for site built
conventional tiny homes which had traded in the past five years in Omaha and Lincoln
was $27,250.00 (S. Hovey- Falcone, personal communication, July 1, 2019). Of the tiny
homes on wheels available for purchase in Nebraska, at the time of this study, the average
sale price was $38,417.00. For economic comparison, the average cost of a home as
reported by the U.S. Census Bureau Survey of Construction (2014) was $306,900.00 (as
cited by Ford & Gomez-Lanier, 2017).
The study results determine that barriers to legal occupancy of tiny houses in
Nebraska do exist. Seasonal or permanent occupancy is dependent on the following
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variables: type of tiny house, neighborhood covenants/design standards, permitting/code
and zoning requirements. These barriers limit the inclusion of both conventional and nonconventional tiny houses in Nebraska neighborhoods and metro communities. Difficulty
finding a location on which to build or park tiny houses are two examples of obstacles to
tiny living in Nebraska.
Finally, in terms of viability, this study found that while tiny houses are legal in
Nebraska they do not, at present, constitute viable seasonal and/or permanent dwelling
units in the state due to barriers which inhibit their inclusion in metro Nebraska
neighborhoods and communities. Tiny house owners in Nebraska may obtain a permit for
their tiny house if the structure meets the state’s code requirements as it pertains to one of
the following: a conventional detached dwelling unit, an accessory dwelling unit, a
recreational vehicle, a manufactured mobile home, or a modular housing unit (Nebraska
Tiny House Fact Sheet, n.d.). Legal occupancy is granted based on the structure’s ability
to meet legal criteria respectively. For example, tiny houses are permitted either for
seasonal or permanent occupancy based on International Residential Code and energy
code compliance, whether or not they are placed on a trailer or on a permanent
foundation and hooked up to public utilities and water, and based on their adherence to
neighborhood covenants/design standards, planning and zoning requirements, etc.
For the purpose of this study, a tiny house is defined in congruence with the
International Residential Code (IRC) as “a single housing unit having 400 finished square
feet (or less) of living area excluding the loft space” (International Residential Code,
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2018, p. 921). Neither a comprehensive nationwide tiny house type nor style summary
are included in this study as there is a broad range of residential structures which
constitute such living environments. And, as with larger residential homes throughout the
Unites States, the style and design of tiny structures varies widely.
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CHAPTER II: LITERATURE REVIEW
Although the “Tiny House Movement” is already an international happening at
the time of this literature review, the movement is looked at, specifically, in terms of how
it unfolds in the Midwest. More specifically, in the metropolitan areas in the state of
Nebraska. Therefore, it is necessary to remove the wide lens on the topic and narrow the
focus in the literature review.
This review of literature contains the following:
•

Definition of a tiny house along with some domestic context and key figures
to indicate the origin of the tiny house movement in America

•

Current uses for tiny houses in the U.S.

•

Barriers to legal occupancy of this housing type

•

The research significance of this study

•

A local level literature review

Viability of tiny housing in Nebraska is being examined as it has the potential to
impact an important social concern affecting the state – a need for more affordable
housing.
What is a Tiny House
In 2010, the average home size in the United States was 2,392 finished square feet
(US Census Report - Median and Average Square Feet of Floor Area in New Single
Family Houses Completed by Location, 2010). By comparison tiny houses, in
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congruence with the 2018 International Residential Code, are “400 square feet in area or
less, excluding lofts” (International Code Council, 2017, p. 921). IRC codes are
applicable to “tiny houses used as single dwelling units. This code is in use or has been
adopted in 49 states in the U.S. and is administered at the state and/or local
level” (International Code Council, 2017, p. 921).
.

Figure 1: IRC Adoption Map retrieved from the International Residential Code Council 2017. Wisconsin
is the only state which has not adopted this code.

Habitable space is defined by International Residential Code as, “a space in a
building for living, sleeping, eating or cooking. Bathrooms, toilet rooms, closets, halls,
storage or utility spaces and similar areas are not considered habitable spaces” although
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they do factor in to the data collected on total finished square feet for residential
structures (International Code Council, 2017, p. 18). A shelter is more than habitable
space; it is, in many ways, an extension or an expression of self.
Tiny House Movement – From Inspiration to Invention and Use
Though it is challenging to determine the origin of the “Tiny House Movement”
in America, Henry David Thoreau’s book Walden, published in 1854, is frequently noted
as one of its primary sources of inspiration. In the book, Thoreau moves to Walden Pond
and builds a small cabin in which he resides in order to gain perspective in his life. In
Walden, Thoreau writes, “I went to the woods because I wished to live deliberately, to
front only the essential facts of life, and see if I could not learn what it had to teach, and
not, when I came to die, discover that I had not lived” (as cited in Witherell & Dubrulle,
1995). 1 Through this, Thoreau demonstrates, rather fully, a new way of living—one that
led him away from consumerism and group thought. Thoreau beckons his readers,
leading by example, to seek more meaningful purpose-driven lives, self-actualization and
intrinsic enjoyment of their existence. This logic and wisdom became an underpinning of
the grassroots “Tiny House Movement.”

1

Thoreau’s convictions have inspired his readers for generations, tiny house enthusiasts included,
“I learned this, at least, by my experiment, that if one advances confidently in the direction of his
dreams, and endeavors to live the life which he has imagined, he will meet with a success
unexpected in common hours. He will put some things behind, will pass an invisible boundary,
new universal and more liberal laws will begin to establish themselves around and within him, or
the old laws be expanded and interpreted in his favor in a more liberal sense, and he will live with
the license of a higher order of beings. In proportion as he simplifies his life, the laws of the
universe will appear less complex, and solitude will not be solitude, nor poverty poverty, nor
weakness weakness. If you built castles in the air, your work need not be lost, that is where they
should be. Now put the foundations under them” (Henry David Thoreau as cited in Witherell &
Dubrulle, 1995).
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Lloyd Kahn’s book, Shelter, published in 1973 is also seen as a source of
inspiration for the movement. Kahn’s book documents from whence residential built
environments came. It includes black and white photos which depict the evolution of
residential structures throughout human history from caves, huts, tents and tipis to
houseboats, treehouses, yurts and domes. Throughout the book, materials and methods of
construction are delineated in an instructional manner. 2 Many proponents of the Tiny
House Movement embrace sustainability and self-reliance. In Shelter, Kahn explains that
most of the primitive building skills which had been learned vicariously from previous
generations as a means of survival had been lost due to advances in technology. He
expresses concern for the planet’s finite resources which he feels are being exploited by
industry and will eventually be eradicated if mankind does not return to an eco-friendly
approach to living and building (Kahn, Easton, 1973).

Kahn’s writing in his 1973 book entitled, Shelter did not fall on deaf ears, “In times past, people
built their own homes, grew their own food & made their own clothes. Knowledge of the
building crafts & other skills of providing life’s basic needs were generally passed along from
father to son, mother to daughter, master to apprentice. Then with industrialization & the
population shift from country to cities, this knowledge was put aside & much of it has now been
lost. We have seen an era of unprecedented prosperity in America based upon huge amounts of
foreign & domestic resources & fueled by finite reserves of stored energy. And as we have come
to realize in recent years, we are running out…materials are scarce, fuel is in short supply &
prices are escalating. To survive, one is going to have to be either rich or resourceful...It is
obvious that the more we can do for ourselves, the greater will our individual freedom &
independence be (Kahn, Easton, 1973, p. 3).
Of his book, Kahn stated, Shelter, “is not about going off to live in a cave and growing all one’s
own food…it is not based on the idea that everyone can find an acre in the country or upon an
attachment to the past. It is rather about finding a new & necessary balance in our lives between
what can be done by hand & what still must be done by machine. For in times to come we will
have to find a responsive & sensitive balance between the still-usable skills & wisdom of the past
& the sustainable products & inventions of the 20th century. Of necessity or by choice, there may
be a revival of hand work in America. We are certainly capable & these inherent, dormant talents
may prove to be some of our most valuable resources in the future. This book is about simple
homes, natural materials and human resourcefulness. It is about discovery, handwork, the joys of
self-sufficiency & freedom. It is about shelter, which is more than a roof overhead” (Kahn,
Easton, 1973, p. 3).
2
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A book series by English architect Sarah Susanka, published in 1998, centers on
the topic of living in a “not so big house” and focuses on mapping out tailor made spaces
which meet the specific needs of end users. In the book, Inside the Not so Big House,
Susanka and Vassallo re-position the importance of quality and function of a home over
its quantity or size (Susanka & Vassallo, 2005). This philosophy resonated with readers.
Two years later, Laurie Mansfield (2000), a staff writer for the Des Moines
Register wrote an article about Jay Shafer, a Professor of Art at the University of Iowa,
who had spent the previous three years building what most considered to be the first tiny
home of this generation’s counter cultural “Tiny House Movement.” Shafer’s house
included only functional space with 130 finished square feet. Iowa City code inspectors
said that since the house did not meet minimum requirements for habitable space and did
not have a permanent foundation, Shafer would have to move his tiny home outside Iowa
City limits. However, Shafer found a loophole to get around the city’s minimum
requirements. He bolted his tiny home to a utility trailer and called it Tumbleweed, giving
the trailer a new classification, a new name and a new hurdle to overcome (Mansfield,
2000). Inspectors said Shafer would still have to take his trailer outside city limits as no
trailers were allowed to be parked on city lots. Shafer ended up buying a small home in
the city (in which he never resided) in order to park Tumbleweed out back and be able to
live tiny within city limits (Mansfield, 2000). This is how Tumbleweed Tiny House
Company (the first commercial provider of tiny houses in the U.S.) got its start and name.
Tumbleweed is not the first tiny house ever built (as the seed of small semi-nomadic
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shelters is buried deep in the history of this country, i.e. Native American tipi) but it is the
first tiny house on a trailer in America which resembled stick-built architecture.
Both Lloyd Kahn and Jay Shafer helped pioneer the “Tiny House Movement” in
America. Kahn inspired eco-friendly tiny living while Shafer is credited with building the
first tiny house on wheels in the U.S. resembling a conventional stick-built house (in
terms of architecture) and then mounted it on a trailer. Necessity is often the mother of
invention. It is important to note that although recreational vehicles were invented long
before Shafer built Tumbleweed (over a century ago in 1910), RVs were not designed nor
built to resemble a house until after Shafer built Tumbleweed (Morrison, 2010).
Shafer’s battle with Iowa code inspectors provides a framework for this research.
Regulations and code requirements pertaining to the use and occupancy of both tiny
conventional houses on permanent foundations and non-conventional tiny homes on
trailers in Nebraska are researched in this study.
Viable Residential Use of Tiny Houses in the United States
At the time of this study, a tiny conventional detached dwelling unit which meets
IRC’s code requirements, as they pertain to tiny housing, could be put on a permanent
foundation and occupied as a single family home in a subdivision. However, occupancy
is conditional; the tiny home has to meet city code requirements and zoning regulations,
has to be hooked up to public utilities/water and can only go in a neighborhood if the
covenants do not stipulate a minimum home size requirement (or include other
exclusionary restrictions which prohibit inclusion).
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A tiny home could also go on a permanent foundation as an accessory dwelling
unit (ADU). For clarity, an accessory dwelling unit (ADU) is a smaller structure,
generally permitted to be occupied seasonally on the same lot as a larger residential
structure (i.e. mother-in-law suites, casitas, and pool houses) (Appendix H). Occupancy
of this type of tiny home is also conditional. Ownership needs to be congruent for both
units on the same lot, ADUs need to be code compliant/have a permit, these homes have
to be on a permanent foundation and hooked up to public utilities/water, and the units
must adhere to the design standards and additional requirements set forth in
neighborhood covenants for ADUs reciprocally. Lastly, ADUs are required to resemble
the original structure in appearance and often are also required to physically connect to
the main structure as well.
Both tiny mobile homes and manufactured homes are also legal for permanent
occupancy in the U.S. Each type of tiny home has specific criteria to meet to qualify for
long-term legal occupancy.
Non-conventional tiny houses occupied seasonally in America include: tiny
houses on wheels (THOWS: vans, skoolies/converted school buses, Class A recreational
vehicles where the vehicle and living space are on the same chassis and open to one
another on interior, RV on a trailer, and a park model RVs on a trailer), tree houses, stilted
shelters, yurts, tipis, shipping container conversions, huts, cabins, and sheds
(Diedricksen, 2015). In most states, permanent occupancy of these housing types is
restricted. For example, if “a potential buyer doesn’t want to park a tiny house on wheels
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in a campground or park, but rather on a traditional residential lot” their options are
limited (Elliott & Sullivan, 2015, p. 3).
Some communities allow this if the owner removes the wheels (and sometimes
the axles), installs the unit on a permanent foundation and connects the unit to
public water, sewer and electric systems. The logic behind these requirements is
that they convert a mobile housing unit into a stationary unit, protect against blow
overs, and other wind-related damage, and make the utility system safe for longterm operation (Elliott & Sullivan, 2015, p. 3).
In most states, for example, protective neighborhood covenants with minimum
square footage requirements and design standards for residential structures are
established in an effort to protect homeowner’s property values (Appendix B). These
regulations dictate types of structures allowed and maintain property line setbacks as
well. Covenants often exclude the properties of tiny homeowners from neighborhood
subdivisions as these types of structures are not allowed or are not large enough to
qualify for inclusion.
Difficulty in finding a place to build or park a tiny house has proven to be a
barrier commonly shared amongst tiny homeowners in the United States. Some states,
including Nebraska, have taken this into consideration and have begun changing
legislation to make their communities more inclusive. The rural community of Spur,
Texas, for example, recognized and embraced the tiny house movement in 2014 as a
means to address the concern of their city’s aging population. Spur declared, “Their
community the first tiny house friendly town with an ordinance which allowed structures
to be any type or size but required them to be attached to a permanent foundation within
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city limits and they were subject to a city utilities fee whether in use or not (Spur
Freedom, 2014)” (as cited by Wyatt, 2016, p. 42).
However, just two years after the resolution was adopted, the city began rethinking
their open door policy towards tiny houses. Lukas Alpert reported in the Wall Street
Journal (2016) that the city of Spur:
Had hoped that by increasing opportunities for individuals to build tiny homes the
town would attract young educated professionals who had dreams of building
adorable tiny dwellings resembling the romanticized models seen on popular
television programming. Lawmakers in Spur didn’t anticipate yurts and straw
dwellings; tiny house inclusion in Spur wavered as atypical built environments
began emerging in the town. (Alpert, 2016).
The city’s resolution in 2014 establishing Spur as the “first tiny house friendly town” as
well as the ordinance later enacted in 2016 are included in Appendix E (Spur
Freedom, 2014).
Resistance, barriers, and roadblocks to tiny living will need to be overcome for
inclusive legislation to pass in cities across America. During the course of this research,
both “Tiny House in My Backyard” (THIMBY) enthusiasm and “Not in My
Backyard” (NIMBY) consumer attitudes were noted in media coverage, blogs, and
television programming. THIMBY enthusiasts in literature tend to include:
environmentalists, nonprofits, the unsheltered, nonconformists, tiny house providers/
builders, empty nesters, adventure seekers, academics, and students. This group has a
vested interest in social change, environmental accountability, anti-consumerism,
consumerism, and self-actualization. NIMBY lawmakers and neighborhood associations;
however, express concern of tiny house owners skirting out on payment of property taxes
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and their inclusion potentially diminishing property values (the fear is that tiny housing
might come to resemble run down trailer parks, low income over-crowded housing areas,
or tent cities for the homeless). This stigmatization continues to quell the desire for cities
to roll out the welcome mat to tiny homeowners. NIMBYism resistance dissipates when
site proposals are located outside city limits.
Grass roots hobbyists and do it yourself (DIY) tiny house enthusiasts
unknowingly fan the NIMBY resistance flame which may add to hesitation of policy
makers passing legislation facilitating tiny house living. Hobbyists and do it yourself
(DIY) tiny house builders may not be aware of how to comply with IRC and other
applicable safety codes; therefore, the structures they build may be compromised and of
valid concern in terms of both safety and overall aesthetics/ design. Professional
contractors, on the other hand, are familiar with IRC requirements and have expertise in
building code compliant residential structures which undergo inspection and permitting
by the state.
Nations, states, and municipalities establish and enforce building codes to protect
the health, safety and welfare of building occupants which simultaneously safeguards the
integrity of structures intended to be occupied as residential living environments.
Regulation is important but legislation can become exclusionary and dated. The
American government has an ongoing obligation to remain responsive to constituency
needs.
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In addition to potentially meeting a need for increased affordable housing options
in U.S. states, tiny housing also provides temporary or transitional shelter to the
unsheltered homeless and other at-risk populations. The topic of tiny houses has been
covered readily online, in television programming, and the popular press, yet largely left
ripe on the vine for academic research. A majority of the scholarship referenced in this
literature review was conducted in the past few years and focused primarily on tiny
housing built in response to the critical need for sheltering the homeless, underserved,
and at-risk constituencies in densely populated areas of the U.S.
Viable Charitable Uses of Tiny Houses in the United States – Not for Profit
Responsive lawmakers are recognizing the value in tiny housing as a means to
address important social and human welfare needs. As a result, lawmakers are passing
updated legislation which supports government and not-for-profit organization joint
initiatives to provide tiny housing as emergency and transitional shelter for the homeless.
Tiny house homeless villages are being constructed as emergency shelters for
individuals or families who are experiencing chronic homelessness. The Low Income
Housing Institute (LIHI) is one of the leading and largest providers of tiny house village
shelters for the homeless in the United States (Figure 2) (Low Income Housing Institute,
n.d.). Tiny houses are also in use as transitional housing, supportive or low income
housing for veterans and as mobile health care clinics for at risk and underserved
populations.
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Figure 2: Photo of Construction at Low Income Housing Institute’s (LIHI) Othello Tiny House Village
located in Seattle, Washington. LIHI is one of the largest providers of tiny house village shelters for
the homeless in the United States. Image retrieved from https://lihi.org/tiny-houses/

A feasibility study on how tiny housing might impact homelessness in Alameda
County was conducted by a researcher at the University of California, Berkeley in 2018
in which a marked distinction between the two groups lobbying for legalization of tiny
housing in America was pronounced (Coleman, 2018). The first group was “Tiny House
Nation,” a term Coleman (2018) used to describe “Tiny House Movement” members who
are choosing tiny housing for a variety of reasons (i.e. downsizing, minimalism and
environmental sustainability). The second group was made up of advocates who were
seeking to leverage government funding and charitable donations in order to serve
vulnerable populations upsizing from homeless encampments. Coleman posited that the
two groups were made up of “different constituencies with little in common except for
the tiny size of the housing unit” for which they were promoting legalization (Coleman,
2018, p. 17).
A comparative post-occupancy qualitative case study of tiny house villages for the
homeless conducted by a researcher at Massachusetts Institute of Technology (MIT)
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illustrated the divide between the two constituencies to which Coleman (2018) also
alluded. Both researchers implicated tiny house occupants who chose the tiny lifestyle
potentially did so under better economic circumstances and explained that these residents
likely occupied a different station in life than those who opted into need-based tiny
homeless villages. Mingoya’s findings conclude that although the size of the structures
both groups live in are relative, the level of privacy and comfort in homeless villages is
not comparable to the single family detached tiny dwelling units the general public might
choose to inhabit. The latter often include a private bath, kitchen, bedroom, and loft
unlike the micro residences in tiny homeless villages that generally consist of single room
occupancy structures in which villagers share facilities/communal showers and toilets.
Some of the tiny house villagers Mingoya interviewed, while still grateful to have a roof
overhead, expressed concerns regarding their physical safety, “building decay,
overflowing port-a-potties and constant flooding” (Mingoya, 2015, p. 52). These postoccupancy testimonials offer a different perspective on need based tiny living (Mingoya,
2015). Juxtaposing the vantage point of tiny house homeless villagers against that of
Thoreau’s, as described in Walden, exposes a less romantic version of the lifestyle (one
which certainly does not include a remote cabin nestled in the woods overlooking a sixtytwo acre pond).
An oxymoron has seemingly riddled its way into the tiny house movement in
America. While on one hand, constituents of this movement include members who are in
need of tiny housing for its affordability the other includes those who desire the lifestyle
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for more favorable existential reasons. The latter constituencies, embracing the
movement, tend to be from an educated and more privileged socio-economic class.
Motivations for living tiny, amongst these individuals, hang on a higher rung of Maslow’s
hierarchy of human needs (Figure 3).

Figure 3: Maslow’s Hierarchy of Needs, Image retrieved (2018, March, 30) from https://
simplypsychology.org/maslow.html

Common threads stated in the literature for why individuals are choosing to live a
tiny lifestyle include, but are not limited to:
•

Affordability/financial freedom

•

Downsizing

•

Valuing an accumulation of experiences over personal debt

•

Minimalism

•

Social responsiveness to concerns pertaining to reducing carbon footprints/
embracing an ecofriendly lifestyle

•

Increasing the likelihood of travel

•

Reconnecting with nature

•

Self-reliance

•

Self-actualization
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•

Living off the grid

•

Having more opportunity to achieve a healthy work/life balance

In regard to end user demographics, in an article published by the American
Planning Association, city housing policy planner Anne Wyatt reports that tiny houses
provide alternative or niche housing for women and millennials. Per Experian, Wyatt
reports that men accumulate 4.9 percent more loan debt than women do. Wyatt
interviewed a single woman in her 30’s who was constructing her own tiny home in
upstate New York. This interviewee stated that having a composting toilet was a more
desirable choice than having to take out a sizable mortgage (Wyatt, 2016). Of millennials
involved in the movement, Wyatt quoted The Millennial Housing Lab at Harvard,
writing, “We are trading stability for experience, seeking community, delaying marriage,
career tracks and all other forms of settling down…following our dreams, building the
future, living an authentic life and having a purpose greater than ourselves (Millennial
Housing Lab, n.d.)” (as cited by Wyatt, 2016).
Demographics on tiny house owners are difficult to compile as tiny homes on
wheels are permitted and sold as recreational vehicles which are licensed as personal
property rather than real property. Wyatt writes, “Further complicating data collection (to
assemble homeowner profiles) is the fact that tiny homeowners who live off the grid do
so quietly; their intentions are to connect with nature not public utilities, city inspectors
and neighbors” (Wyatt, 2016, p. 39).
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This complication was encountered in this study as tiny houses on trailers in
Nebraska are taxed, titled and licensed as personal property rather than real property.
Therefore, all data pertaining to these movable residences is private; no record of trades
are made available to the public. Data on real property (conventional homes/real estate) is
recorded with the County Assessor and Register of Deeds offices for each municipality
respectively. This information includes data pertaining to the structure’s age, appearance,
condition, property address, the year the structure was built, square feet, appraised value
of improvements, and lot, etc. (Appendix B). It does not include data pertaining to the
buyer nor seller. The only public information found during this study in regard to
demographics of tiny house buyers in Nebraska was discovered during the literature
review and it amounted to a very small sample. Only one buyer, of two tiny homes on
trailers both resembling stick-built architecture, was identified in the state.
Commercial Uses for Tiny Houses in the United States – For Profit
For profit business ventures capitalizing on the popularity of tiny houses have
cropped up in recent years in the form of tiny hotels and vacation rentals. While this
function presents an opportunity for future research of uses for tiny houses in Nebraska, it
is not included herein. Tiny homes have the potential to address important societal
problems such as housing affordability, sustainable buildings, shelter for the homeless,
and structures from which primary medical care can be delivered to underserved and atrisk populations. Therefore, looking at these structures for commercial use within this
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paper would downgrade their role in addressing the human welfare issues described
above.
The research contained within this paper focuses pointedly at residential owner/
occupant usage of tiny houses in the metropolitan areas of Nebraska; the purpose is to
determine whether tiny houses offer a viable temporary/seasonal and/or permanent living
environment for Nebraska residents in these counties. Methods to address study
objectives, in terms of simple economics and identifying barriers to occupancy of tiny
homes, are utilized herein to test the hypothesis.
Barriers to Occupancy of Tiny Homes in the United States
Zoning issues and restrictive neighborhood covenants are repeatedly cited in
literature as obstacles to tiny house placement in majority of American states. In an
article in Zoning Practice for the American Planning Association, city planning experts
Elliott and Sullivan (2015) write that:
Although tiny houses are not generally designed for permanent occupancy, some
are being purchased by people who intend to use them that way. Most zoning
ordinances don’t resolve this tension, because they don’t address where or how
tiny houses can be used for long term or permanent occupancy. Most cities and
counties require that long term or permanent residential units meet either the local
or state adopted residential building code (usually some version of the
International Residential Code), or the U.S. Department of Housing and Urban
Development (HUD) national standards for manufactured housing safety (Elliott
& Sullivan, 2015, p. 3).
Since manufactured homes are obviously not constructed like stick-built housing
and since (unlike stick-built housing) they can be moved across state lines in
interstate commerce, HUD adopted national safety standards in 1974 for this type
of housing. As a general rule, residential units for long-term occupancy need to
meet one of these two sets of standards. Unfortunately, for many purchasers, tiny
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houses do not meet these requirements. They might meet the Park Model RVIA
codes but are not able to adhere to minimum room size requirements or other
parameters established by IRC or HUD (Elliott & Sullivan, 2015, p. 3).
Housing policy planner Anne Wyatt argues the following, “The Housing Act of
1949 set forth the federal goal of a decent home and suitable living environment for every
American family. Since then quality standards in local, state, and federal codes (e.g. fixed
heaters, running hot water, waste disposal, electricity, permanent foundations and
minimum square feet per resident, etc.) have quantified notions of decent and suitable
housing often invoked as public safety in terms of policing power” (Wyatt, 2016, p. 40).
In her article, Wyatt encourages city planners to evaluate the potential tiny homes offer in
terms of solving current social issues of providing shelter for the unsheltered and as an
affordable housing option for U.S. residents (Wyatt, 2016).
An effort to resolve some of the barriers to occupancy of tiny homes by the
International Code Council (ICC) resulted in Appendix Q being added to the International
Residential Code (IRC). This Appendix:
Relaxes various requirements in the body of the code as they apply to houses that
are 400 square feet or less. Attention is specifically paid to features such as
compact stairs, including stair handrails and headroom, ladders, reduced ceiling
heights in lofts and guard and emergency escape and rescue opening requirements
at lofts (International Code Council, 2017, p. 921).
IRC’s code exceptions pertaining to tiny houses may be reviewed in Appendix D. The
ICC’s recent decision to make certain code requirements less strict as they pertain to tiny
houses opens up the opportunity and possibility for more tiny dwellings to meet code and
pass inspection.
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Research Significance and Local Literature Review
Examining the viability of tiny houses in the metropolitan areas of Nebraska
intends to serve as a sample or microcosm of how this housing type provides a means to
address a larger affordable housing problem plaguing states similarly in the U.S.
Understanding how these structures address affordable housing needs within this state, at
a minimum, may impact their potential use to solve for the same in neighboring states in
the Midwest (an area of the country less often thought of in terms of having a residual
affordable housing crisis a decade post-recession).
According to the U.S. Census Bureau over 200,000 people in Nebraska are living
in poverty which equates to 11.4% of Nebraska’s population (Figure 4) (U.S. Census
Bureau, 2017). Furthermore, cost burden was identified as the most common housing
problem facing Nebraska residents (affecting approximately 223,685 households in
2015). Housing costs, in burdened households, exceed 30 percent of the household
income. “Of the households which are cost burdened in NE, approximately 71,770 are
considered severely cost burdened or having housing costs greater than 50 percent of
household income” (State of Nebraska, 2015, p. 32). Two additional housing problems
encountered by Nebraska residents are: “substandard housing (lacking complete
plumbing or kitchen facilities) and severe crowding (with 1.51 people per room)” (State
of Nebraska, 2015, p. 29).
The U.S. Census Bureau breaks down Nebraska’s population into the following
economic categories pertaining to housing: number of households, percentage of owner-
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occupied households, number of occupants per household, median value of owneroccupied households, and median owner costs with a mortgage. Additional population
characteristics pertaining to NE household information is included in Figure 4 (US
Census Bureau, 2017).

Figure 4: US Census Bureau Quick Facts Nebraska 2017

In terms of sample size, this study includes two counties located in the
southeastern portion of Nebraska which is the area most densely populated in the state.

26

Omaha, in Douglas County, is the largest metropolitan city in Nebraska with a population
of 566,880 residents (U.S. Census Bureau, 2018). Lincoln, the capital, is the second
largest city in the state and has a population of approximately 317,272 (U.S. Census
Bureau, 2018). Nearly half of all residents in this rural state reside in one of these two
cities.

Figure 5: Nebraska Population Characteristics (U.S Census Bureau, 2017)

The local literature review reveals that interest in tiny housing is percolating in
two of the largest metro areas of the state (Lincoln and Omaha); however, tiny
homeowners are not rolling into Nebraska communities and some residents are even
leaving the state in order to embrace the lifestyle. For example, in 2016, Erin Andersen
wrote an article in the Lincoln Journal Star about a Lincoln couple who were taking to
the road in a truck with a pull behind tiny home/camper on a year-long tiny living travel
adventure. Andersen writes:
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When Lincoln’s Carson Vaughan and Melissa Dohmen finally took the leap to
downsize from a 900-square-foot apartment to a 120-square-foot camper trailer
with their 75-pound Labradoodle Costello, they caught the eye of HGTV’s Tiny
House Hunters. The two planned to spend one year on the road traveling to state
parks in each of the lower 48 states. HGTV filmed the couple in Lincoln and
Omaha. The segment aired on Time Warner Cable channel 59. But the move,
according to Dohmen, was not about becoming TV stars, it was about taking a
risk and pursuing a dream. Of their tiny living journey, Dohmen states, “If it’s a
mistake, it’s a mistake. We’re still young. No kids. No mortgage. Now’s our
chance.” To date, when this article was published, the couple had traveled
12,000 miles and visited 11 states: Alabama (twice), Arizona, Florida, Georgia
(twice), Louisiana, Mississippi, New Mexico, North Carolina, South Carolina,
Tennessee and Texas (Andersen, 2016).

Figure 6: Courtesy Photo of Lincoln couple’s 120 square foot camper retrieved from https://
journalstar.com/lifestyles/life-in-square-feet-couple-and-their-big-dog-hit/
article_bbec8e67f5dc-5c41-8ca8-091eae6bff07.html

An interest in travel motivated this couple to embrace tiny living outside of the
state of Nebraska. However, unlike Vaughan and Dohmen, there are Nebraska residents
looking to live tiny while staying in their own communities. For example, one family
who built two tiny homes on trailers with the goal to live in them in Nebraska is
identified in this review of literature. Their journey from motivation, design, build,
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occupancy to the sale of their two tiny homes is documented in a television program and
on their self-published online blog.
The goal of taking a closer look into this occupant/family’s, (the Mikes), 3 tiny
living experience within this literature review is threefold: to better understand tiny
homeowner motivations, the impact that living tiny in Nebraska has on occupants’ (selfreported) well-being and happiness, and whether or not tiny houses serve as seasonal or
permanent dwellings Nebraska residents. The Mikes are a family of six who are featured
on Tiny House Nation: Family Edition, Season One (Figure 7). The episode on which
they are featured, Episode One, was entitled, “688 Square Feet: It Takes Six to Tiny.”
The episode aired on December 29, 2016.

Figure 7: The Mike Family featured in Tiny House Nation: Family Edition, Season 1, Episode 1, 2016.
Photograph retrieved from www.BigFamTinyLife.com (Mike & Mike, 2016)

3

Limitations of the information provided herein on the Mike family included the researcher’s
interpretation of programming content, participants’ self-reporting and television program content
editing.
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The researcher viewed the Tiny House Nation episode in which the Mike family
appeared in order to gather the following data as it pertains to the research objectives in
this study: demand, supply, and cost as well as the barriers to tiny living experienced by
this family. This example illustrates why tiny housing offers metro Nebraska residents a
short-term living environment in the state (much to the Mikes surprise and
disappointment). It also highlights space planning considerations and post-occupancy
concerns pertaining to the impact overcrowding may have on occupants residing within
tiny homes.
The following information was collected while the researcher viewed the
aforesaid Tiny House Nation (2016) episode. Accuracy is dependent on self-reporting by
the subjects featured in the program and it does not account for the role that editing may
have played in the final content produced.
The Mike family transitioned from a 2,300 finished square foot single-family
home (detached dwelling) in Omaha, Nebraska to a 300 square foot recreational vehicle
(RV). The plan, according to the family, was to live in the RV to get used to living tiny.
They resided in the RV for two months. The close quarters in the RV were too cramped
for a family of six plus the Mikes said, “Someone in the neighborhood complained” (as
cited by Peters, 2016). The city subsequently informed the Mikes they could no longer
reside in the RV (which they had parked outside their church, The Gathering Place, in
Valley, NE). It was then that the family of six moved into a two bedroom 1,250 square
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foot apartment above the church while their tiny homes on trailers were being
constructed.
One tiny home was being built for the parents (Darren and Melody) so they could
have a place of respite away from their four children, while the second home was
designed for the children. Since two homes were constructed for one family, the second
tiny home did not need a kitchen, thus leaving room for their four children to each have
their own bed, a separate bathroom from their parents, and a place to play and study.
Each home was designed to include 344 finished square feet.
The following background information is noted by the researcher on the subjects
through observation during the programming and by the subjects’ own self-reporting
(during the same):
Race: White/Caucasian
Relationship Status: Married
Subjects’ Gender: 2 males, 4 females
Subjects’ age range/generation: Darren and Melody = Parents, the parents’ ages
were not disclosed on the program. Therefore, an estimation based solely on
appearance is offered by the researcher for illustration purposes; the reader may
draw a different conclusion as to age range of the parents (Figure 7): Melody =
Gen Y/Millennials (age 24-38) and Darren = Gen X (age 39-53); their four
children’s ages were disclosed during programming. The children are all Gen Z
(0-23 years of age): Carter (male) 14 years old, McKenzie (female) 8 years old,
Trinity (female) 6 years old and Josephine (female) 2 years old.
Motivation: The family’s motivation for building two tiny homes per Melody
Mike was, “to teach our kids that life isn’t about stuff, it is about building stronger
bonds through experiences…we are really excited to live that out” (as cited in
Tiny House Nation, 2016). As to Darren Mike’s motivation, “We want to show
our kids how to live rather than tell them how to live” (as cited in Tiny House
Nation, 2016).
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Occupations: Darren Mike is a project manager. Melody Mike is a personal
trainer. Their four children are students (their three daughters are home
schooled).
Education Level: Not reported
Pets: One medium sized dog (breed: Viszla) (Tiny House Nation, 2016)
The physical environment aspects/amenities in their two tiny homes as cited in
Tiny House Nation (2016) included:
House One (Parents’ House): movable (344 square foot home built on a trailer),
it has a private bathroom, sitting area with a gas fireplace (cantilevered firebox
with space below for a pet bed), kitchen with full size appliances, washer and
dryer area under the staircase which leads up to a private master bedroom
sleeping area in loft.
House Two (Children’s House): movable (344 square foot home built on a
trailer), it has a sleep space for four children, a bedroom which the three girls
share with an individual bed for each child and a dresser on wheels that pulls out
with extra storage on the back side, a private room/sleeping area in the loft for the
couple’s son, Carter, a second loft study space (for home schooling their three
girls), a bathroom and a play area for activities. Video monitors are installed in the
kids’ home for the parents to keep an eye on them while they are playing.
Outdoor Living Area: a deck connects the two homes with an outdoor dining
table and a nearby fire-pit for campfires. The homes are parked on a wooded lot
with a wide open yard for the children to play.
Material finishes: the aesthetic goal stated in the show is, “to give both homes a
rustic look with modern finishes” (as cited in Tiny House Nation, 2016). The
manufacturers use wall sheathing to add stability and strength to both structures.
Both homes have solar panels and cedar plank siding in combination with gray
veneer stack stone. Using a stone veneer instead of full depth stone keeps the
exterior finishes lightweight as to not limit the homes’ feature of being mobile.
The interior of the homes include multiple manufactured and natural finishes:
spray foam insulation, Pergo wood floors, sliding pocket doors to add privacy, the
children’s’ house has a large bathtub, parents’ bath has a full size shower, built-in
storage and a three way mirror. The parents’ house has custom kitchen cabinets
and countertops, built-in storage under the stairs and a built-in sofa in their living
room area. There is tile and plumbing in both bathrooms. The play space in the
kids’ house has monkey bars, a rock climbing wall, two swings and separate
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ladders to get to each of the two lofts. Storage space is limited in both tiny homes
(Tiny House Nation, 2016).
After the homes were finished, the Mike family moved them to a wooded lot near
Ceresco, NE.4
The Mikes expressed the desire for their family to become closer by living tiny,
but issues of privacy remained a concern for some members of their family. During an
interview (featured on the program), 14-year-old Carter spoke candidly of his feelings
about moving into a tiny home. “I am excited on one hand and also concerned,” he said.
“I am excited about the upgrade from the RV to an apartment to having my own space
again. But, at my old house I had my own room and the girls (referring to his three
sisters) would leave me alone in there” (as cited in Tiny House Nation, 2016). When the
children’s tiny home was built, the builders took special care to make access more
difficult to Carter’s loft for his three younger sisters for privacy reasons – the goal being
that Carter could then maintain a place separate from the girls (Tiny House Nation, 2016).
Carter expresses interest along with reservation and hesitation to living tiny, while
the others in the Mike family express only excitement. There is no declaration in the
programming as to how long the Mikes expected to reside in their tiny homes; however,
with such care and attention being paid to the particulars of their lifestyle the viewer
might presume, as the researcher did, that the family didn’t seem to be setting their sights
on seasonal nor temporary occupancy.

4

The exact location in Nebraska of the Mikes’ tiny homes remains undisclosed.
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After viewing the program and reviewing the media coverage about the show and
the family, the researcher collected post occupancy data to measure what happened after
the cameras stopped filming. This information is largely based on the family’s self
reporting as the Mike family publishes an online public blog entitled, Big Family Tiny
Life (Mike & Mike, 2016). A personal interview with the family was not conducted to
collect the data herein. The information is based on data publicly shared about the
family’s personal journey of tiny homeownership in Nebraska during media interviews,
on television, and in their online blog.
In terms of costs and barriers, according to an article in the Omaha World Herald,
the family had vacated the premises of their newly constructed tiny houses prior to the
show even airing (Peters, 2016). Chris Peters reports the following:
For the six-member Mike family, living in their pair of tiny homes felt just right.
But everything else that comes along with owning a tiny house – construction
costs and the bureaucracy of finding land – wasn’t so cozy. Since the family sold
its house this summer, moved into an RV, and built their collective 688-square
foot tiny houses west of Ceresco, they’ve faced a rocky road to find a permanent,
legal home for their new way of life. They’ve had land agreements fall through
several times, and despite filming a reality TV show about the construction of
their tiny houses, they aren’t living in them at the moment (Peters, 2016).
Peters (2016) quotes Melody Mike in the article. Mike says that the family,
“Wanted to live in their tiny houses and that it was heart breaking that they couldn’t” (as
cited by Peters, 2016). Darren Mike is also quoted as saying this about tiny living, “We
absolutely loved it. It was a lot of work repairing and fixing, but the lifestyle, it’s totally
us. We’re somewhat desperate to get back into it” (as cited by Peters, 2016).
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The family, according to Peter’s interview, enjoyed filming but said that the
mounting construction costs for their tiny houses exceeded their budget (even after help
from the TV show – the family had overages of $17,000.00) (Peters, 2016).
Their stay in their tiny homes was brief (just six short weeks). The Mike family,
like other tiny homeowners, lived off the grid, drew water from a well, hunted, and relied
on solar energy:
A month and a half in connections to the underground cistern came loose. Then
the family was told that they had to vacate the land. Zoning problems are a
common obstacle for tiny house owners. It’s something the Mikes hope will
change soon, and their plan is to appeal to nearby counties to find a solution. The
family moved into a friend’s house in Lincoln and just this week back to Omaha
to live in and help renovate a four-bedroom house. Until they find a permanent
solution, their tiny houses will be moved to a friend’s land where they will remain
vacant (Peters, 2016).
Receiving the news that they would have to uproot their family once again after
just six weeks to settle into their tiny homes came as a shock to this family. It is clear
from their statements during interviews and from their blog that they were not expecting
to have to move so soon. A second hard reality the family would surely face but was not
mentioned: relocating their two tiny homes would be a costly endeavor. With the Mike’s
homes being on the larger end of the spectrum at 344 finished square feet each - their
homes would likely require a semi-truck to haul and transport. It is not surprising that this
family began questioning the feasibility of sustaining the tiny lifestyle they had dreamed
of living indelibly in Nebraska.
Overall, the Mikes tiny houses on trailers did not offer a viable permanent
dwelling option for this Nebraska family. The Mikes did find a long term living
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arrangement; however, it was not within either of their two tiny houses. Sale flyers which
feature photos, pricing and physical descriptions of their two tiny homes are posted on
the family’s online blog and on the website Tiny House Listings at the time of this study
(Figures 8-10). These figures will be cross-referenced in the results and analysis section
of this paper. It is not known whether or not the Mike’s homes have sold at the time of
this study. A photo of the Mike’s new single family detached conventional dwelling was
posted on their blog and is included herein (Figure 11) (Mike & Mike, 2016).
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Figure 8: Tiny House Sale Flyer I: Retrieved from: www.BigFamTinyLife.com
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Figure 9: Tiny House Sale Flyer II, Retrieved from: www.BigFamTinyLife.com
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Figure 10: Tiny House Sale Flyer III, The Mike family is pictured above with the hosts of Tiny House
Nation, Retrieved from www.BigFamTinyLife.com
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Figure 11: Mike Family's Current Conventional Residence in Nebraska, Retrieved from
www.BigFamTinyLife.com
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In the same year the Mike’s tiny journey aired (Tiny House Nation, 2016), the
Lincoln Journal Star ran a story which spoke to demand and barriers to occupancy of tiny
homes in metro county Nebraska. Hicks (2016) reports the following:
About a dozen people, curious about putting in a tiny house, have come to the city
with questions, said Goddard. “We aren’t saying you can’t build a tiny house in
Lincoln. We tell them what the parameters are. And when they find out they have
to put the house on its own lot, with a foundation and permanent utilities, that
pretty much pushes it out of the picture as far as costs go,” he says. As far as
Henrichsen knows, no one has built any tiny houses in Lincoln, at least not the
ones you are thinking about. No houses of less than 500 square feet built by
people interested in energy efficiency, a simpler life and cutting expenses. “Only a
few pool houses,” he says (as cited by Hicks, 2016).

This article cites costs associated with code compliance as a barrier to occupancy
for both conventional and non-conventional tiny houses in Nebraska. This same article
also claims the following,
The city zoning ordinance does not have a size restriction on a house, so a little
house is fine. However, many newer subdivisions do have covenants with size
restrictions, says Steve Henrichsen, a city planner. No tiny houses in these
subdivisions. And the tiny house has to have a lot of its own. You can’t put a tiny
house for grandma or the cousins out back of the big house. Two dwelling units
on the same lot have to be in one building; they have to be connected in some
way, Henrichsen said. And of course the tiny house will have to be on a
permanent foundation and be connected to utilities, and meet city building codes,
says Mel Goddard, chief building inspector (as cited by Hicks, 2016).

The state of Nebraska compiled a consolidated action plan in cooperation with:
the Department of Economic Development Division of Housing and Community
Development, the Department of Health and Human Services, Homeless Services, and
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Housing Opportunities for People with Aids (HOPWA) which is effective July 1, 2015 –
June 30, 2020 (State of Nebraska, 2015). In this plan, both the need for affordable
housing in Nebraska and the plan to remove barriers which may impede development of
affordable housing are addressed. Based on data provided through a comprehensive
housing affordability strategy and supplemental U.S. census data, a housing needs
assessment was assembled within the State of Nebraska 2015-2019 Consolidated Plan
(State of Nebraska, 2015). According to this plan, in terms of addressing housing needs,
its three main goals are stated as:
Provide decent housing:
•

Assist homeless persons to obtain appropriate housing

•

Assist those threatened with homelessness

•

Retain affordable housing stock

•

Make available permanent housing that is affordable to low-income persons
without discrimination

•

Increase the supply of supportive housing for persons with special needs,
suitable living environments

•

Expand economic opportunity

Provide a suitable living environment:
•

Improve the safety and livability of neighborhoods

•

Increase access to quality facilities and services

•

Reduce isolation of income groups within an area through decentralization of
housing opportunities and revitalization of deteriorating neighborhoods

•

Restore and preserve properties of special value for historic, architectural, or
aesthetic reasons

•

Conserve energy resources

Expand Economic opportunity:
•

Create and retain jobs accessible to low income persons to achieve selfsufficiency to reduce generations of poverty in federally assisted public
housing
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•

Empower low income persons to achieve self-sufficiency to reduce
generations of poverty in federally assisted public housing (State of Nebraska,
2015, p. 3-4)

Tiny houses present a solution to several of the state’s housing goals expressly
stated in the Consolidated Plan and itemized above.
Removing the barriers of access to affordable housing in Nebraska is included in
Nebraska’s Action Plan (State of Nebraska, 2015). One of the strategies the state plan
identifies to remove barriers to affordable housing is to, “Work with local governments to
ensure local land use controls and zoning ordinances do not negatively impact affordable
housing development” (State of Nebraska, 2015, p. 115). A second strategy is to
continually, “Evaluate constraints to the development of affordable housing which
includes a lack of housing contractors willing to construct moderately priced homes in
Nebraska communities” (State of Nebraska, 2015, p. 117). The literature review
highlights the steps taken thus far, in metro Nebraska, toward accomplishing the state’s
goal of removing barriers to affordable housing.
In 2017, the Lincoln Journal Star ran two stories that point to this type of housing
becoming more legally acceptable in the state. Salter (2017) chronicles a tiny house
experiment in Lincoln which was spearheaded by David Landis, director of the city’s
urban development department, city councilman Roy Christensen, and Affordable
Housing Initiatives. The home is located on North 28th Street and ends up being bigger
than tiny house standards (Figure 12). The main floor contains 540 finished square feet
of living space which consists of a kitchen, living area, one bedroom, and a full bath
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(Salter, 2017). Vicki Langdon, executive director of the nonprofit Affordable Housing
Initiatives, says of the house, “It turned into a not-so-tiny house” (as cited by Salter,
2017). A portion of the lower level (basement) is finished to include an additional bed
and full bath which brought the total finished square feet of living space for the home to
nearly 800 finished square feet, double the usual square feet of tiny homes (Salter, 2017).
While this home did not comply with tiny house size standards, it still demonstrated
lawmakers’ creativity in carving out a place to fit this type of housing into metro areas
within the state.
City councilman Christensen said, “The city owns a number of nonstandard lots it
can’t sell. Nonstandard lots are smaller parcels of property that, because of setback
restrictions and other zoning rules, are impractical to builders. Tiny houses could help fill
these lots. If the lots don’t sell (and sit vacant), they don’t generate property tax” (as cited
by Salter, 2017). Landis agreed that the lots aren’t unbuildable, “if a contractor was to
build a tiny house there instead of an average sized home” these lots prove to be useful
(as cited by Salter, 2017).
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Figure 12: Kristin Streff, Lincoln Journal Star, The nonprofit Affordable Housing Initiative joins forces
with the city’s Urban Development Department to build a tiny house on a non-standard lot on North
28th Street in Lincoln, NE (Salter, 2017). The home ended up being larger than tiny house standards
at 800 finished square feet. The main floor had 540 square feet and the basement had an extra 250
square feet of living space (which was almost double tiny house standards)..

Langdon said that once the small house in Lincoln was completed, Affordable
Housing Initiatives would be interested in building, “A true tiny house and even
exploring the idea of developing a community of tiny houses that could share storage
space and a storm shelter” (as cited by Salter, 2017). Langdon wasn’t sure if the idea
would be embraced due to the following: “We’re in Nebraska. We have a lot of room” (as
cited by Salter, 2017).
Two days after this story ran in the Lincoln Journal Star, Nancy Hicks (2017)
reported that Lincoln was actually “ahead of the craze” of the tiny house movement with,
according to the county assessor’s office, sixty-two conventional stick-built tiny homes
located throughout the city (Hicks, 2017). Of the sixty-two homes that Hicks referred to
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in the article, not all technically qualify as tiny since they range in scale from 320 square
feet to 495 square feet (400 square feet or under is considered tiny per IRC standards).
According to Hicks, the homes are in “the older parts of the city – the North
Bottoms, South Bottoms and Havelock. But others are sprinkled around town on Normal
Boulevard, at 37th and Madison, and South 35th Street” (Hicks, 2017). Most are over a
century old. According to Hicks, “The average livable space in Lincoln – not counting
unfinished basements or crawl spaces is 1,433 square feet” (Hicks, 2017).

Figure 13: Lincoln’s smallest house is pictured above. This house is located on North 60th Street in
Lincoln, NE. Courtesy Photo – Lincoln Journal Star (Hicks, 2017)

It is clear that lawmakers in Lincoln are taking political action in an attempt to
accommodate constituent demand for tiny housing (even as demand for this housing type
remains a slow drip); however, the updates in legislation are still precluding tiny
homeowner/occupant usage.
In 2017, the topic of tiny houses as accessory dwelling units (ADUs) came before
legislators:
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Two reasons for a need to build little houses behind a larger family home were
given and both revolved around accommodating families. Builders said they have
seen an uptick in requests for these types of projects, often associated with
families caring for elderly family members, said Ann Post, a Lincoln attorney
representing the Home Builders Association of Lincoln, NE. These small units are
also being used for, “Children who are not moving away from home but need to
move away from home” said Lincoln builder Dan Klein. Allowing smaller houses
on more lots would give builders added flexibility to meet the needs of families,
he said during the public hearing (as cited by Hicks, 2017).
Lots suitable for accessory dwelling units (ADUs) are required to be duplex size
and do not require special permission as long as the areas or lots are zoned for either
single family homes or duplexes. The ADUs can’t exceed 800 square feet and should
contain no more than one bedroom. In areas zoned for agriculture an ADU can’t exceed
1,000 finished square feet and should not contain more than two bedrooms. ADUs are
required to adhere to residential code, energy code, meet zoning standards and setback
rules, as well as, neighborhood covenants in order to obtain a building permit (Appendix
H). In areas zoned for apartments, the lot standard requirement is reduced to duplex-sized
lots. Citywide, it is estimated that approximately, “27 percent of all residential-zoned lots
are large enough for a duplex and would, per Andrew Thieroff, a city planner, qualify for
an ADU to be added to the same lot” (as cited by Hicks, 2017). It was also estimated in
the article that approximately 20 percent of the lots located in single-family areas would
qualify (size wise) to add a second small or tiny home (as cited by Hicks, 2017).
The secondary structures would have to be compatible with the main home
architecturally and fit into the neighborhood under design standards for the
smaller dwelling units. In areas that allow single-family homes and duplexes, the
property owner would have to live in one of the two houses on the lot. But both
could be rentals in areas zoned for apartments under the new code. The article
states that enforcement of the rental rule will be complaint-based (Hicks, 2017).
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ADUs are allowed within city limits (neighborhoods) in Lincoln provided that the
lot size adheres to the zoning regulations, IRC code requirements, energy code and the
units adhere to minimum design standards and other requirements as stipulated in each
neighborhood’s protective covenants. Lastly, at least one of the two units need to be
occupied by the owner of both if not on an apartment sized lot. If the ADUs are
constructed on an apartment sized lot then the owner could rent out both units.
Legislators passed an amendment in 2018 to the county zoning code which made
provisions for ADUs to be placed on properties that were zoned agricultural and were a
minimum of 20 acres in size. These ADUs are required to adhere to similar guidelines as
those within city limits:
The Lincoln-Lancaster County Planning Commission on Wednesday voted
unanimously to amend the county zoning code to add a special permit for
accessory dwellings. Under the special permit, people living on property that is
zoned agricultural and is at least 20 acres may apply for a permit to have a second
home. Currently, Ag zoning allows only one residential dwelling per 20 acres. The
second residential dwelling is subject to a number of restrictions. It can be no
more than 1,000 square feet and have no more than two bedrooms. It also has to
be located within 200 feet of the main or primary residence and share utilities.
And the owners of the property are required to file a deed restriction preventing
the second home from being sold separately from the main home. County planner
Tom Cajka says, “The purpose of allowing second homes is to accommodate
elderly parents or an adult child or other relative, although there will be no
restriction on renting them to someone else” (as cited by Olberding, 2018).
The literature review confirms that, at the time of this study, conventional tiny
houses and ADU’s are legal in Nebraska but viability is asking a different question.
Opportunity for further exploration of the economics (current demand, supply and cost)
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remains as does the need to determine if legal barriers still impede seasonal and
permanent occupancy of tiny homes in metro areas of the state. Research methods to
assess the viability of this housing type are designed and implemented in this thesis.
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CHAPTER III: RESEARCH METHODS
Scholarly research on the topic of tiny houses is limited. A majority of the studies
in this literature review address how tiny houses are sheltering the unsheltered homeless
and at-risk populations in densely populated cities in the United States. None of the
scholarship found in the literature review (at the time of this research) pertain to how tiny
houses might solve the issue of adding to the inventory of affordable housing options in
the state of Nebraska. Thus, this study examines viability of tiny housing in the
metropolitan areas of Nebraska. Research methods for this thesis are designed to address
study objectives pertaining to current demand, supply and cost of tiny houses as well as
barriers to occupancy of the same in metro county Nebraska.
Hypothesis and Objectives
Hypothesis: Tiny houses offer a viable seasonal and/or permanent year round
living environment for Nebraska residents.
The purpose of this study is to determine if tiny houses offer a viable seasonal
and/or year round living environment for Nebraska residents. Two objectives are
explored to test the hypothesis. The first objective explores demand, supply, and cost of
tiny housing in metro areas of Nebraska. The second objective examines the barriers to
occupancy of tiny houses in metro areas in the state.
Research Design
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In order to gain a better understanding of the simple economics (demand, supply,
and cost) of tiny houses as well as the barriers to tiny living in metro county Nebraska,
data is collected through the following research methods: personal communication/
interviews and a case study.
Research Method I
Personal communication/interview with Mark Luttich, Director of the Nebraska
Housing and Recreational Vehicle Department is conducted on Friday, June 29, 2018 by
the researcher (Appendix A). The first research tool/questionnaire consists of a list of
open-ended questions regarding tiny house demand, supply, affordability, permitting,
zoning and current uses for tiny houses in the state.
A data collection tool is assembled to moderate an interview conducted by the
researcher with the NPSC’s director of Housing and Recreational Vehicle Department in
the state’s capitol city of Lincoln, Nebraska. The research tool includes talking points
pertaining to each study objective (see complete list of questions in Appendix A) and is
designed to: gauge demand, identify providers, discuss barriers and obstacles to tiny
house occupancy and placement, explore potential of tiny housing as an affordable
housing option for metro county Nebraska residents, and identify both current and
potential uses for tiny houses in Nebraska.
This interview accomplishes many things. It establishes the state’s current level of
demand, identifies a list of providers, measures the extent to which state laws impede this
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housing type from becoming a viable seasonal and/or permanent detached dwelling unit,
and identifies current use/occupancies of tiny houses in Nebraska.
Research Method II
Personal communication/interview is conducted by the researcher on July 1, 2019
with Shawn Hovey-Falcone, a licensed Nebraska real estate agent at Berkshire Hathaway
Home Services in Omaha, Nebraska (Appendix B). A research tool/questionnaire is
designed with open ended questions to moderate the interview.
Interview objectives and corresponding questions explore demand, supply
(inventory/availability) and list/sold pricing of conventional detached stick-built tiny
house dwellings on a permanent foundation to determine average sale price and average
square feet of tiny homes sold in Nebraska’s three largest counties: Douglas, Sarpy and
Lancaster, especially when compared to the median sales price of average-sized homes in
the state. The average price per square foot of tiny house listings, the year each was built
and whether any conventional tiny houses had sold in Nebraska’s three largest counties in
the past five years is measured and determined (Appendix B).
A current comparable market analysis and online survey of tiny houses included
in the multiple listings service (MLS) provides valuable data on both the availability and
cost associated with purchasing a tiny house in metro county Nebraska. Additional data is
gathered by the researcher in a survey of online independent property listings (properties
listed for sale by owners not by licensed real estate agents). The results are included in
this thesis.
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Research Method III
This case study includes an on-site survey and tour of three tiny houses (Site A,
Site B, and Site C) located at Champion Home Builder’s Model Village located in York,
Nebraska (Appendix C). The study includes an interview with the builder’s park model
zone manager, Kevin Cobb. The objective is to collect empirical evidence of tiny homes
on trailers which are built in Nebraska as was well as identify barriers as to their
placement in the same. The researcher observes Site A, Site B, and Site C.
The case study explores tiny house demand, supply and cost as it pertains to park
model RVs for sale in NE (base price sales data is included), as well as barriers to
seasonal or permanent occupancy of the same in Nebraska. Data is collected by touring
and observing each of the homes at Champion Homes Model Village. Supplemental data
is ascertained by reviewing the builder’s website, literature/brochures and other handouts
in the factory office. Lastly, information pertaining to moving expenses incurred by park
model RV owners is discussed during the interview with the builder’s park model zone
manager.
The research methods result in: gleaning a physical sense of the spaces an end
user would occupy in a tiny park model RV home on a trailer, a measure of both the
demand and supply for the builder’s product in Nebraska, base pricing for the models to
determine cost of units, and insight as to barriers that exist in Nebraska which hinder the
viability of tiny homes on trailers in the state.
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Chapter IV: Results and Analysis
The first interview with the director of the Nebraska Public Service Commission’s
(NPSC) Housing and Recreational Vehicle Department provides data on the viability of
tiny houses in Nebraska and measures the extent to which government regulations hinder
the occupancy and placement of this housing type as a seasonal and/or permanent
detached dwelling unit in the metropolitan areas of the state. An interview with a licensed
Nebraska real estate agent provides a market analysis of tiny houses which have traded in
the past five years in three of the largest counties in Nebraska which speaks to the limited
supply of tiny conventional homes available in the state. Data on independent listings in
Nebraska (properties listed for sale by owners not by a licensed real estate agent) is also
compiled and further illustrates the limited supply of tiny houses available in the state.
The case study includes site observation of three tiny house models built in York,
Nebraska and an interview with the park model zone manager from the Champion Homes
building company. This case study establishes points of reference pertaining to demand,
supply and cost of tiny houses on trailers as well as the barriers to occupancy and
placement that exist in Nebraska.
Overall, the results of the study suggest that both demand and supply of tiny
housing is low in Nebraska. At the time this study was conducted, the state receives, on
average, two – three inquiries per month on tiny housing (M. Luttich, personal
communication, June 29, 2018). The study also found that conventional and
nonconventional tiny houses are available to purchase and have sold in the state within
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the past five years. In Douglas, Sarpy, and Lancaster counties, there were four tiny
conventional homes listed by real estate agents on the multiple listings service that had
sold in the past five years. In terms of cost, the average sales price for the conventional
tiny homes included herein is $27,250.00 (price per tiny house ranged from $18,900.00
– $36,000.00) (S. Falcone, personal communication, July 1, 2019).
Six tiny homes on wheels (THOWS) were available independently (not by a
licensed real estate agent) online at the time this research was conducted, with an average
sale price of $38,417.00 (base price per tiny house on a trailer ranged from $27,000.00 $65,000.00).
According to the US Census Bureau (2017), the median value of owner occupied
detached dwelling housing units in Nebraska was $137, 300.00 (Figure 3). Therefore, all
ten of the tiny properties included herein are below the median value of owner occupied
houses in Nebraska.
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Figure 14: Compilation of Cost of Tiny Conventional homes on foundations sold in metro counties in
Nebraska, tiny houses on trailers selling price mean, median value of Nebraska homes and U.S. mean
value of homes

The study results indicate that this housing type is legal; however, it does not
constitute a viable seasonal and/or permanent dwelling unit in this state at this time due to
barriers which inhibit its placement in Nebraska metro communities and neighborhoods.
Tiny house homeowners in metro county Nebraska are able to obtain a permit for
their tiny house if the structure meets the state’s code requirements as they pertain to one
of the following:
•

A conventional single family detached dwelling unit (on a permanent
foundation and connected to public utilities and water)

•

Accessory dwelling unit (ADU on a permanent foundation and connected to
public utilities and water)

•

Recreational vehicle

•

A manufactured (mobile home)

•

A modular housing unit
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However, barriers such as exclusionary zoning requirements and protective
neighborhood covenants do restrict the permanent placement of both conventional and
non-conventional tiny houses in metro county Nebraska neighborhoods and communities.
Finding a site or location to build or park a tiny house was identified as the biggest
obstacle in metro county Nebraska for tiny house owners who hope to reside within/
occupy a tiny home year round.
Results & Analysis of Research Method I: Interview pertaining to the economics
and barriers to occupancy of tiny houses in Nebraska
The following findings are the result of an interview conducted by the researcher
with NPSC’s Director of Housing and Recreational Vehicle Department. Tiny house
regulations stipulate that in order to obtain a legal permit, a tiny house must be designed
as seasonal or temporary living quarters (NE Public Service Commission, 2018).5 Tiny
houses are inspected and permitted according to the following Nebraska Public Service
Commission (NPSC) regulations/guidelines:
Pursuant to Nebraska law, the Nebraska Public Service Commission enforces
health and safety regulations of building codes for closed construction structures
built away from the site of occupancy. This includes structures transported from
the building site to another location which cannot be readily inspected at the site
of occupancy without disassembly, damage to or destruction thereof. Further, the
Commission also regulates recreational vehicles, park trailers and travel trailers.
There are three structures regulated by the Commission:

5 An

interview was conducted by the researcher with Mark Luttich, the Director of the NE
Housing and Recreational Vehicle Department on June 29, 2018 in Lincoln, NE. Luttich is the
author of the state’s Tiny House Regulations and oversees permitting these structures in
Nebraska.
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•

Recreational vehicles including motor homes, park trailers, travel trailers,
built in accordance with the National Fire Protection Association (NFPA)
Standard on Recreational Vehicle, NFPA 1192 or the Park Model Recreational
Vehicle Standard, ANSI A119.5. Such conforming vehicles are issued the
Nebraska Recreational Vehicle Label if a tiny home incorporates a permanent
frame, axles, wheels, tires, and because of their size fall into the definition of a
park trailer in Commission regulations. To comply with the requirements for
park trailers, the tiny house must be:
a.Built on a single chassis mounted on wheels
b.Designed to provide seasonal or temporary living quarters which
may be connected to utilities necessary for operation of installed
fixtures and appliances
c.Constructed to permit setup by persons without special skills using
only hand tools which may include lifting, pulling, and supporting
devices
d.Have a gross trailer area not exceeding four hundred thirty (430)
square feet when in setup mode

If the tiny house meets the four requirements listed above, along with the requirements of
ANSI, A119.5, and complies with Commission plan review and inspection requirements,
the tiny house would be considered a park trailer and could be issued a Nebraska
Recreational Vehicle label to affix to the structure. If the tiny house does not meet the
requirements to be a park trailer the house is then considered either a manufactured home
or a modular housing unit.
•

Manufactured (mobile homes) built in accordance with the rules and
regulations of the United States Department of Housing and Urban
Development’s HUD Federal Manufactured Home Act. Such homes passing
inspection are issued a HUD Manufactured home label.

•

Modular housing units built in accordance with applicable construction
codes, i.e. the International Residential Code and the National Electrical Code
adopted by Nebraska. Modular homes meeting the requirements are issued
the Nebraska Modular Housing Unit Label (NE Public Service Commission,
2018)
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Figure 15: Types of tiny houses which are legal in the state of Nebraska

In 2018, the city of Lincoln passed legislation which allows tiny houses to be used
as ADUs on single family dwelling unit lots. Code compliant conventional tiny houses
and modular housing units can potentially qualify as legal ADUs in Lincoln as long as
they:
•

Do not exceed 400 finished square feet

•

Are placed on a permanent foundation

•

Hooked up to public utilities and water

•

Share the same owner of the larger dwelling unit on the same lot

•

Adhere to neighborhood covenants and design standards in terms of visual
reconciliation of the architecture with the primary larger dwelling unit on the
same lot

•

Are placed on a condominium or apartment sized lot or on a 20 acre
agricultural zoned rural lot (within 200 feet of the original structure).
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The State of Nebraska city of Lincoln Title 3 Design Standards for Zoning
Regulations for Accessory Dwelling Unit Design Standards may be reviewed in its
entirety in Appendix H.
In Omaha, the city’s municipal code for mobile home residential districts decree
that the following requirements must be met for a tiny house to be included in a mobile
home community: mobile homes in Omaha must comply with the department of Housing
and Urban Development’s requirements, be on a permanent foundation and connect to
public utilities and water (Municipal Code City of Omaha, Nebraska, 2019). The
Municipal Code for the City of Omaha may be reviewed in its entirety in Appendix F.
To learn more about tiny house viability in Nebraska, the researcher contacted
Mark Luttich, the author of the state’s Tiny House Regulations and the Director of the
Nebraska Public Service Commission’s Housing and Recreational Vehicle Department. 6
Luttich has over forty years of experience as a housing inspector and has been with the
Housing and Recreational Vehicle Department of Nebraska since 1978. Luttich has an
educational background in architecture. He is versed on the current barriers to seasonal
and year round occupancy of tiny homes in Nebraska.
In the interview, Luttich identified five challenges Nebraska residents encounter in
tiny homeownership in the state: zoning laws and restrictions, finding a place to park or
build tiny homes, financing, insurance, and affordability. Of demand and placement of
tiny homes in Nebraska, Luttich said the following:
6

Results and analysis of the interview on tiny housing in Nebraska submitted by Luttich is
included herein. Submittal was received by the researcher on Friday, June 29, 2018.
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I receive approximately two to three inquiries per month from people whom are
interested in obtaining a tiny house. Some want to build their own and some want
to purchase one. Usually they have gone to a convention like Tumbleweed - a big
convention in Colorado which gets a lot of people thinking about tiny houses (as
do the TV shows about tiny living). Two weeks ago there was a tiny house
convention in Bellevue, NE called Tiny Fest Midwest. Melody Mike was in
charge of the event. Had I been in town, I would have attended. Because then I
would of had an opportunity to hear exactly what the message people that
attended were hearing because the biggest hurdle right now is placing tiny houses
in Nebraska. A lot of the calls which I receive are where the person wants to have
a tiny house and park it in their brother’s backyard which they can’t do. People
need to be aware that local zoning does not allow this. So I tell people before you
buy the first piece of lumber or sign on the dotted line realize you need a legal site
to put a tiny house on – understanding this is the most important thing (M.
Luttich, personal communication, June 29, 2018).
Luttich also suggests that interested parties read the Tiny House Fact Sheet
published on Nebraska Public Service Commission’s website.7 When asked what it
would take for the tiny house movement to gain a deeper footing in Nebraska, Luttich
replied:
Cities or counties would need to consider zoning something for it to happen. A
majority, I bet 95 percent, of tiny houses are built on a permanent chassis - when
this is the case and if the tiny house is one being built for sale in Nebraska then
NPSC could regulate it as an RV and it could get a RV sticker or if the home met
the standards for a Park Model then it would get a Park Model sticker. Local
zoning department requirements allow homes which have passed inspection to
either go to a RV campground or a mobile home park depending on the
standards the home met during inspection but homeowners can’t put tiny houses
on trailers in a neighborhood. (M. Luttich, personal communication, June 29,
2018).
When asked about tiny house providers/builders in Nebraska, Luttich said:

7

The content of Nebraska’s Tiny House Fact Sheet is included in its entirety in Appendix A.
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Over the past three or four years there have been a couple builders in Nebraska
that each built a tiny home and I don’t know if they ever sold the homes. One
builder was in Springfield and one was in Kearney – these are the only two I
recall and they both received RV or Park Model stickers for their tiny homes (M.
Luttich, personal communication, June 29, 2018).
A third company Luttich mentioned during the interview was Clayton Homes:
Clayton Homes is a manufactured and modular home builder owned by Berkshire
Hathaway. They don’t have a factory in NE but they built a tiny home and
brought it to Berkshire Hathaway’s annual meeting in Nebraska a year ago. Our
department reviewed the plans, inspected the home and it received our modular
label because it met the modular home building codes for Nebraska. It also met
energy codes which site built homes have to meet so it would be more energy
efficient than the typical tiny home. When tiny houses are built to RV codes they
don’t have energy requirements to meet.
Just as a travel trailer or motor home has walls which are thin with very little
insulation so too might a tiny house built to meet this particular code requirement.
But the house that was built by Clayton Homes could have gone on a permanent
foundation had it sold; it didn’t so the company took it back to Alabama to sell
after the stockholders meeting. The Clayton home which was built to the modular
code was large, in the 400+ square foot range, so it was larger than tiny home
standards. The home was very attractive but expensive when looking at price per
square foot (M. Luttich, personal communication, June 29, 2018).
Luttich referenced information found on Clayton Homes’ website about a tiny
home that was brought to Berkshire Hathaway’s annual shareholders meeting in
Nebraska. The price of the home was $124,724.00. The model (designed for Clayton
Homes by architect Jeffrey Dungan) was expected to trade for $268.80 per finished
square foot. The floor plan has a family room, kitchen, one bedroom, one ¾ bath, a work/
study space and a laundry area. At 464 finished square feet, it was 64 square feet over
tiny maximum square footage standards (per IRC code a tiny home is 400 square feet of
living space or less excluding lofts). Clayton Homes’ website includes photographs of
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both the exterior and interior of the Low Country Cottage Luttich referenced, as well as
the floor plan (Figures 16-19).

Figure 16: Clayton Homes Low Country Model designed by Architect Jeffrey Dungan https://
designercottages.com/low-country/

Figure 17: Clayton Homes Low Country Model designed by Architect Jeffrey Dungan https://
designercottages.com/low-country/
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Figure 18: Interior Photos of Clayton Homes Low Country Model designed by Architect Jeffrey
Dungan https://designercottages.com/low-country/

Figure 19: Floor Plan of Clayton Homes Low Country Model designed by Architect Jeffrey Dungan
https://designercottages.com/low-country/#model-gallery n

Professional licensed contractors/builders of tiny homes (such as Clayton Homes)
address and adhere to safety standards and code compliancy. According to Luttich, his
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biggest concern, as a professional code inspector, is when tiny homes are built by the
homeowners themselves:
Individuals who build their own tiny homes generally have limited or no
knowledge of electrical codes or consideration of clear paths of egress. One home
I did not expect but saw that was built in Minnesota had a ladder up to the loft
which would slide in front of the only door in the house when the loft was in use.
If there was a fire, nobody inside the home would be able to get out of this door
without overcoming this obstacle which is an obvious safety concern. Insurance
companies may be less inclined to insure tiny homes for a number of reasons and
code violations are most likely one of them; they just aren’t sure what they are
getting so they might not want to assume the risk of insuring (M. Luttich, personal
communication, June 29, 2018).
In regard to sales of tiny homes in Nebraska, Luttich says:
Tiny homes are not easy to sell in Nebraska because of the state’s zoning issues.
Some cities and counties in other states have accommodated them; this has not
been the case in Nebraska thus far. We do not have any tiny house communities in
our state yet; if we did our office would be made aware of them. Park models are
the largest of tiny houses usually right under 400 square feet and there is one
factory in York, NE that builds these types of homes called Champion Home
Builders. They build park models, manufactured homes and modular homes. Our
office only regulates the homes they build that will be sold in Nebraska. A lot of
the homes they build go to neighboring states to be used as cabins on lakes. (M.
Luttich, personal communication, June 29, 2018)
Regarding the number of Nebraska residents living in tiny homes, Luttich states:
There was a family in Nebraska that hired a builder in Omaha to build a tiny
house; actually to build their family two tiny houses on trailers. They called our
office to do the rough-in inspections and the inspector for this job happened to be
me. The homes were being built for the television show Tiny House Nation and
the production crew was actually there when I arrived. The crew filmed the
inspection; however, the inspection portion of the program did not air on
television. The houses were at a location north of Ceresco on a cul-de-sac but I
learned from the homeowner Melody Mike (who also happens to be the event
planner for Tiny Fest Midwest) that the city of Ceresco did not allow their family
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to reside there so she said their two tiny houses were sitting vacant and their
family had moved into an apartment temporarily (M. Luttich, personal
communication, June 29, 2018).
Luttich was not aware of any other current uses of tiny homes in Nebraska (i.e.
vacation rentals, homeless shelters, low income housing for veterans). Luttich’s interview
led the researcher to the following conclusions as they pertain to the objectives of this
study. First, low levels of demand and supply for tiny housing in metro county Nebraska
are related to the difficulty associated in finding a place to put them. Second, Nebraska
lawmakers will need to remove barriers in order for tiny houses to become a more readily
available affordable housing option in the state.
Results & Analysis of Research Method II: Interview pertaining to viability of tiny
housing in Nebraska. This research examines demand, supply and cost of
conventional stick-built tiny homes in metropolitan areas of Nebraska as well as the
barriers which impact occupancy and placement in the same.
The second research method is based on personal communication between the
researcher and Shawn Hovey-Falcone on July 1, 2019. Hovey-Falcone is a licensed
Nebraska real estate agent (since 2006) at Berkshire Hathaway Home Services (BHHS)
in Omaha, NE and was the top individual producer at BHHS in Omaha in 2013 and 2014.
A research tool/questionnaire was designed with open-ended questions to moderate the
interview (Appendix B).
The goal of this research is to explore the viability of tiny housing as a seasonal
and/or permanent living environment in metropolitan areas of Nebraska. Research
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methods are implemented to address the following study objectives: demand, supply
(inventory/availability) and cost (sale pricing) of conventional detached stick-built tiny
house dwelling units on a permanent foundations in metro county Nebraska to determine
the following: average sales price and average square feet of tiny homes sold in Nebraska
in the past five years, the average price per square foot of tiny house listings, the year
each was built and whether barriers exist that impede the viability of tiny housing in the
metro county Nebraska.
In terms of demand, Hovey-Falcone says that she has not received any requests
for tiny housing in the past five years. Regarding supply, she says there are no tiny homes
listed on the multiple listing service (MLS) for sale, pending and/or sold in the most
recent 12 month period in Sarpy, Douglas, and Lancaster counties. In the past five years,
she states that, “Only four properties have traded in these counties” (S. Hovey-Falcone,
personal communication, July 1, 2019). The tiny houses which were sold were built in
1975, 1932, 1922 and 1921 which means they are not a result of the tiny house
movement, as all existed long before the movement began (Figure 17). The average
finished square feet of these tiny homes equaled 392 finished square feet and the average
sales price equaled $27,250.00. This amounts to $69.84 per finished square foot (Figures
20 & 21).
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Figure 20: MLS CMA Summary Report – Conventional Tiny Houses which had traded in the past five
years (Hovey-Falcone, S. personal communication, July 1, 2019).

Figure 21: MLS CMA Summary Report – Conventional Tiny Houses which had traded in the past five
years (S. Hovey-Falcone, personal communication, July 1, 2019).

Regarding barriers, Hovey-Falcone noted both short supply, aging inventory, and
protective neighborhood covenants as potential barriers to tiny house viability in metro
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county Nebraska. She pointed the researcher to the Douglas County Assessor’s office to
obtain a query report to find out the number, age, and value of existing tiny conventional
homes and accessory dwelling tiny homes which are located in Douglas County. The
results of this query are included herein (Figures 22 -25).

Figure 22: Supply and oldest/newest year of construction of tiny houses on permanent foundations in
Douglas County, Nebraska
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Figure 23: Supply and oldest/newest year of construction of tiny accessory dwelling units on
permanent foundations in Douglas County, Nebraska

Figure 24: Value of conventional tiny houses in Douglas County, Nebraska
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Figure 25: Value of accessory dwelling tiny houses in Douglas County, Nebraska

In regard to the barrier of short supply, according to the Douglas County Assessor,
there are 51 conventional detached dwelling units under 400 finished square feet located
in Douglas County (Nebraska’s largest county with approximately 566,880 residents) at
the time of this research (Douglas County Assessor, 2019, U.S. Census Bureau, 2018).
Therefore, based on the above sample, only 1 tiny home was available per every 10,000
residents of this metro county.
This research method also highlights the second barrier - aging supply/stock of
both conventional tiny homes and tiny accessory dwelling units in Nebraska’s largest
metro county (sample: Douglas County). Based on the data herein it is determined that
due to age of the tiny conventional properties none are a result of the tiny house
movement. The query report, provided by the Douglas County Assessor’s office, includes
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age, value, and other property conditions of existing tiny conventional houses; the report
can be reviewed in Appendix B.
Of the third barrier Hovey-Falcone says, “Neighborhoods maintain architectural
control through protective covenants. These covenants regulate the size of homes (in
terms of minimum square feet size of property) acceptable in each neighborhood
respectively, also type of structures which may be built, setbacks which must be
maintained along with other rules that may not allow for the placement of tiny homes in
Douglas County neighborhoods at present” (S. Hovey-Falcone, personal communication,
July 1, 2019).
Hovey-Falcone states, “Neighborhood covenants are made available to the public;
therefore, the specific neighborhood covenants in which a homeowner would like to build
a tiny home should be reviewed prior to signing a purchase agreement” (S. HoveyFalcone, personal communication, July 1, 2019). A sample of protective neighborhood
covenants for a Douglas County subdivision is included in Appendix B. Though this
sample does not have a minimum size restriction listed, it does contain language within it
which would prevent non-conventional tiny houses on trailers from being included. For
example: “No structure of a temporary character, trailer, shack, storage shed, detached
garage, barn or other outbuilding shall be permitted” (Appendix B) (Quail Run Protective
Covenants, Douglas County, 2004, p. 5).
In terms of cost, all of the tiny conventional properties which have traded in the
past five years in the counties of: Douglas, Sarpy, and Lancaster are below the median
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value of owner occupied housing units in the state. The average sale price of these tiny
conventional homes equals $27,250.00. Per the population housing characteristics in
Nebraska reported by the US Census Bureau (2017), the median value of owner occupied
housing units is $137,300.00 (Figure 4). The average cost of a U.S. home was reported in
2014 as $306,900.00 by the U.S. Census Bureau Survey of Construction (2014) (as cited
by Ford & Gomez-Lanier, 2017).
Based on the findings in this study, conventional tiny houses are in low demand
and short supply in Nebraska but there is enough evidence to suggest that tiny homes cost
less than the median value of owner/occupied houses in the state. Barriers to viability
include limited supply, aging supply and protective neighborhood covenants which
obstruct the placement of tiny homes in metro county Nebraska neighborhoods
(Appendix B).
Results & Analysis of Case Study: Empirical Research - Site observation and tour
of three park model RV tiny homes on trailers built in York, Nebraska and an
interview
The researcher toured three Athens Park Model RV tiny homes built by Champion
Home Builders in York, NE for observation purposes (to establish that qualified providers
do exist in Nebraska). This case study is intended to gauge demand, supply, and cost
along with identifying barriers to seasonal and/or permanent occupancy of these units.
The available data pertaining to the aforesaid is included herein.
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In terms of demand, Kevin Cobb, Champion Home’s park model zone manager,
states, “Most of the homes that Champion Home Builders sell go to neighboring
states” (Cobb, K. personal communication, March 19, 2019). Regarding supply, Cobb
says that all three of the park model RVs in their model village, “Are built to the
American National Standards Institute (ANSI) code for recreational vehicles utilizing
materials and processes similar to the ones used for the manufactured homes and modular
homes Champion Homes also builds” (K. Cobb, personal communication, March 19,
2019). This means they are eligible for permitting by the state (legal). The three park
model RVs ranged from 385 finished square feet to 399.8 finished square feet (Figures 26
- 31). Additional information regarding this site survey may be referenced in Appendix C.
Pertaining to cost, study limitations include the fact that recreational vehicles are
taxed, titled, and licensed as personal property through the Department of Motor Vehicles
(DMV) not as real property in this state. Data on base pricing; however, was provided by
the builder. The base pricing for the three park model RV model homes built by
Champion Home Builders ranged from $28k - $41k plus options (Cobb, K. personal
communication, March 19, 2019). The average square feet of the three houses equaled
391 square feet. The price per square foot ranged from $71.60 per finished square foot to
$104.85 per finished square foot, respectively. Floor plans and photos of the three tiny
park model RV homes on trailers are included in Figures 26 -31.
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Site A: Artist Rendering & Floor Plan

Figure 26: Champion Home Builders Athens Park Model RV 509 Loft www.athensparkhomes.com.
Per Cobb, “Champion Homes uses an interior designer to lay out their floor plans and select the
finishes for their model interiors” (Cobb, K. personal communication, March 19, 2019).
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Site A: Actual photo taken of Athens Park Model RV 509 Loft by the researcher during
site visit

Figure 27: Front and Side Elevations of Athens Park Model RV 509 Loft, 391 sf, Photo taken by
Researcher at Site Visit at Champion Homes Model Village in York, NE.
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Site B: Artist rendering & floor plan

Figure 28: Champion Home Builders Athens Park Model RV 520 www.athensparkhomes.com, Link to
Virtual Tour: https://my.matterport.com/show/?m=zpEYXH9PxQb (Champion Homes, 2019). A link
to the virtual tour of this model is included above which shows this model home furnished.
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Site B: Actual photo taken at site visit

Figure 29: Front Elevation of Athens Park Model RV 520, 399.8 sf, Photo taken by Researcher at Site
Visit at Champion Homes Model Village in York, NE.
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Site C: Artist rendering & floor plan

Figure 30: Champion Home Builders Athens Park Model RV 522 Loft www.athensparkhomes.com.
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Site C: Actual photo taken of Park Model RV 522 Loft by the researcher at site visit

Figure 31: Front Elevation of Athens Park Model RV 522 Loft, 385 sf, Photo taken by Researcher at
Site Visit at Champion Homes Model Village in York, NE.

There were three tiny homes on trailers listed for sale independently in Nebraska
(not by a licensed NE real estate agent nor Champion Home Builders) on the Tiny House
Listings website at the time of this study. The Pioneer model shell built by Rick Walkup
Construction is 240 finished square feet and is listed for $27,000.00 (Figure 32) (Tiny
House Listings in Nebraska, 2019).

Figure 32: The Pioneer Model Tiny Home Shell by Rick Walkup Construction, 240 Finished Square
Feet, Purchase Price:
$27,000.00https:tinyhouselistings.comsearchlat=41.2565369&lng=P95.93450339999998&purchas
e_type=purchase&search=Omaha%2C%20NE%2C%20USA.
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At $27,000 for 240 finished square feet, the price per square foot for the Pioneer
model tiny home shell is $112.50. However, most of the interior finishes are not
included, meaning the price on the Pioneer model is for the shell only (Appendix G).
The second and third listings are described at length in the literature review; both
were built for a Nebraska family (the Mikes) featured in a popular tiny house television
show Tiny House Nation (Figures 8-10). The Mikes’ two tiny homes are each 344
finished square feet. Home one is listed for $65,000.00 and home two for $35,000.00
which equaled an average price per square foot, for the Mikes’ homes, of $145.00 per
finished square foot.
Therefore, in regard to cost, the average price per square foot of the six tiny
homes on trailers for sale in Nebraska, at the time this study, equals one hundred and nine
dollars ($109.00) per finished square foot. In terms of comparison, the national average
price per square foot of residential homes in the United States is one hundred and thirtytwo dollars ($132.00) per finished square foot (US Census Bureau, 2017).
Overall, the results of the study suggest that demand for tiny housing on trailers is
low in metro county Nebraska. Cobb did mention, however, that one builder in Otoe
County had purchased a handful of homes from Champion Home Builders.
Unfortunately, all of these homes, Cobb said, were under water at the time this study was
conducted due to historic flooding which had occurred in the state of Nebraska in 2019
(Cobb, K. personal communication, March 19, 2019).
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Of supply, the study results determined that a limited number of tiny houses on
trailers are available for purchase in the state. At the time this research, there are a total of
six tiny homes on wheels on the market.
In terms of cost, the average selling price is $38,417.00. Per the population
housing characteristics in Nebraska as reported by the US Census Bureau (2017), the
median value of owner occupied housing units is $137,300.00 (Figure 4). Therefore, all
of the tiny properties on trailers included herein are below the median value of owner
occupied housing units in the state of Nebraska and in the U.S. at large, where, in 2014,
the median value was listed as $306,900.00 by the U.S. Census Bureau Survey of
Construction (2014) (as cited by Ford & Gomez-Lanier, 2017).
There are two limitations which impair this study regarding the cost of tiny
houses on trailers in metro county Nebraska. First, the fixed permanent structures
included in the US Census Bureau data for Nebraska include the land or lot value in the
purchase price and the data is based on actual real property transactions made available to
the public. The information on tiny homes from the MLS included in this study are also
on permanent foundations/lots; therefore, these homes include land in the total value of
the home as well (land plus improvements = total value). However, the tiny homes on
pull behind trailers (Park model RVs) in this case study do not have land value factored
into the selling price, as trailers are taxed, titled, and licensed as personal property
through the Department of Motor Vehicles in NE; therefore, transaction data is private
and is not made available to the public. Second, in addition to the purchase price of
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mobile structures, there are moving costs which factor into the total transaction cost of
the homes on wheels along with camp site rental fees.
Costs associated with moving a tiny home varies according to the number of
miles per transport, as well as the size and weight of each structure. According to Cobb, a
micro sized home may be able to be towed/pulled by a homeowner’s own truck as long as
the load does not exceed the gross vehicle weight ratio (GVWR) standards regulated by
the Department of Transportation (DOT); Cobb says the larger park model RVs most
often require transport by a semi-truck (K. Cobb, personal communication, March 19,
2019).
The following variables factor into how a tiny home can be transported: the size
(weight, width and height) of the home/trailer and vehicle rating (towing capacity). As
the size of a home increases the weight generally does the same. A park model RV on the
largest and widest end of the tiny house spectrum (at 399 finished square feet and up to
15’ wide) can weigh between 14,000 - 20,000 pounds. In order to be towed on the
interstate, a home this wide and heavy requires hauling by a semi-truck, a special permit,
and a flag car. The added expense of contracting a trucking company to move a (larger)
tiny home on a trailer to its intended site is a financial commitment which tiny house on
trailer homeowners must plan on and factor into total cost per unit prior to purchasing (K.
Cobb, personal communication, March 19, 2019).
In terms of both cost and barriers, tiny homes on trailers do not meet the
minimum residential code requirements, zoning laws nor restrictive neighborhood
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covenants; therefore, legal places to put them in Nebraska, at the time of this study, are
limited. However, there is one place they can be occupied seasonally in Nebraska - at RV
campgrounds (and only if the structure complies with RV code and is legally permitted
through the state). Therefore, research on the cost associated to camp in Nebraska
including the minimum and maximum length of stay permissible and the
accommodations offered to guests at parks is critical information to potential buyers
interested in purchasing a tiny home on a trailer in the state. To gauge the above the
researcher examines RV campgrounds in Nebraska to determine if they are a place to
vacation or a place a tiny house owner can call home.
Based on the data collected by the researcher on twenty-nine state regulated
modern campgrounds in Nebraska, the average cost for a single night rental of a camp
pad with electric ranges from $15 per night to $35 per night, $105 per week to $245 per
week, and $5,460 annually to $12,775 annually. The rates for winter months are slightly
reduced. The rental rates per night for camp pads with full hook-ups represented the
higher number in the table below ($26 - $35 per night).
State Park (SP), State Historical Park (SHP) and State Recreational Areas (SRA) Park Fees,
Season, Minimum Stay in NE 2018
Table 1: RV Campground Fees, Min/Max Stays, Open Season and Amenities

State Park/Rec Area

Rate
Rate Minimum Stay Season
per
per Maximum Stay
Night Week

Branched Oak SRA, NE

$20 - $91
$26

Min: 1 Day
Max: 14 Days

Year
Round

Lodging
Amenities

Modern Camping
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Calamus SRA, NE

$20

$140 Min: 1 Day

Chadron SP, NE

$20

Max: 14 Days
$140 Min: 1 Day

Danish Alps SRA, NE

$20

$140 Min: 1 Day

Eugene T. Mahoney SP, NE$22
Enders SRA, NE

$20

Fort Kearney SRA/SHP, NE $20

Max: 14 Days

Year
Round

Modern Camping

Year
Round

Modern Camping

Max: 14 Days
$154 Min: 1 Day
Year
Round
Max: 14 Days
$140 Min: 1 Day
Max: 14 Days
$140 Min: 1 Day

Fort Robinson SP, NE

$20

Fremont SRA, NE

$20

Max: 14 Days
$140 Min: 1 Day
April Nov
Max: 14 Days
$140 Min: 1 Day

Indian Cave SP, NE

$20

Max: 14 Days
$140 Min: 1 Day

Johnson Lake SRA, NE

$20

Max: 14 Days

$140 Min: 1 Day

Modern Camping
Modern Camping

Modern Camping
Modern Camping
Modern Camping

Modern Camping
Modern Camping
Modern Camping

Max: 14 Days

Lake McConaughy SRA, NE $25- $245 Min: 1 Day
$35

Lake Minatare, SRA, NE

$35

Lake Ogallala SRA, NE

$25

Lewis & Clark SRA, NE

$20

Louisville SRA, NE

$20

Medicine Creek SRA, NE

$20

Modern Camping

Max: 14 Days
$140 Min: 1 Day
Seasonal
Modern Camping
Max: 14 Days
Modern Camping
$175 Min: 1 day
Year
Round
Max: 14 Days
$140 Min: 1 Day
Year
Round
Max: 14 Days
Modern Camping
$140 Min: 1 Day
Year
Round
Max: 14 Days
$140 Min: 1 Day
April Dec
Max: 14 Days
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Merritt Reservoir SRA, NE $20

$140 Min: 1 Day

Mormon Island SRA, NE

Max: 14 Days
$140 Min: 1 Day

Niobrara SP, NE
Pawnee Lake SRA, NE
Ponca SP, NE
Red Willow SRA, NE
Rock Creek Station SHP/
SRA, NE
Swanson Lake SRA, NE

$20

Year
Round

Max: 14 Days
$15- $105 Min: 1 Day
Year
$23
Round
Max: 14 Days
$20 $140 Min: 1 Day
Year
Round
Max: 14 Days
$20 $140 Min: 1 Day
Year
Round
Max: 14 Days
$20 $140 Min: 1 Day
$20
$20

Two Rivers SRA, NE

$20

Victoria Springs SRA, NE

$17

Willow Creek SRA, NE

$20

Windmill SRA, NE

$20

Max: 14 Days
$140 Min: 1 Day
Year
Round
$140 Min: 1 Day
Max: 14 Days
$140 Min: 1 Day
Year
Round
Max: 14 Days
$133 Min: 1 Day
Year
Round
Max: 14 Days
$140 Min: 1 Day
Year
Round
Max: 14 Days
$140 Min: 1 Day
Year
Round
Max: 14 Days

Modern Camping

Modern Camping

Modern Camping

Modern Camping

Modern Camping

Modern Camping

Results:

$15- $105
$35- $245
The majority of these parks are open year round, with modern amenities. Parks with
primitive amenities were not considered.
Source: Nebraska Games and Parks Commission 2018 https://ngpc-home.ne.gov and
https://outdoornebraska.gov

In addition to the RV campsite rental fees, visitors are required to pay a
nonrefundable $7 plus tax reservation fee per camp site, plus purchase a Nebraska park
permit. The annual park permit fees are $31.00 for a Nebraska resident licensed vehicle
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and $46.00 for a non-Nebraska licensed vehicle (Nebraska game and parks commission park permits, n.d.).
Most of Nebraska’s modern campgrounds are open year-round. The minimum
stay for the state’s campgrounds is one day. During peak seasons some of the most
popular areas raise the minimum to two days. Currently, the maximum stay at
campgrounds in Nebraska is 14 days within a 30 day time period. Fourteen-day stays at
the same campsite are permitted but campers are required to move after their 14 day
reservation expires (Nebraska Game and Parks Commission Campgrounds and Camping
Reservations, n.d.).8
The results of this study suggest that the regulations which govern campgrounds
in Nebraska make them well-suited for short term recreational or visitor stays/vacations
for those who own a code compliant (permit bearing) tiny house on a trailer. However,
these campgrounds are not intended nor designed to accommodate permanent residents
and are; therefore, by design ill-suited as a potential location for permanent occupancy of
tiny homes.
Annual campsite rental fees add up quickly; within two to three years of tiny
house camping, the total cost for a tiny homeowner to stay at RV campgrounds could
equal or exceed the cost of purchasing a parcel of land/lot on which one could build a
conventional code compliant tiny house and reside within it year-round. This fact

8

Reservations for camp sites may be made online 24 hours/7 days a week and up to one year in
advance of arrival date. Cancellation and refund policies may be reviewed online: https://
outdoornebraska.gov.
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combined with the necessity of moving frequently (minimum of two times per month in
Nebraska) makes even seasonal tiny living at RV campgrounds both cost prohibitive and
inconvenient.
The barriers identified through the three research methods implemented in this
study suggest that tiny houses are not a viable living environment, at present, not as a
seasonal residence nor as a long-term residence in metro county Nebraska.

Figure 33: Results from all three research methods as to the current barriers to occupancy and
viability of tiny houses in metro county Nebraska.
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CHAPTER V: CONCLUSION
Hypothesis: Tiny houses offer a viable seasonal and/or permanent year
round living environment for Nebraska residents.
Regarding viability of tiny houses as seasonal and/or year-round living
environments in Nebraska, study results indicate that, at present, legal barriers obstruct
the placement of this housing type in metro county Nebraska neighborhoods and
communities. The barriers which exist negatively impact demand, supply, and occupancy
of tiny houses in the metropolitan areas of Nebraska and prevent these structures from
advancing the state’s goal to increase the supply of affordable housing options.
Occupancy of tiny homes is legal in Nebraska but the adverse effects of public policies
thwart their potential use.
Legal Types of Tiny Houses in Nebraska
First, conventional or modular tiny houses are permitted for year-round
occupancy if the structure meets the state’s code requirements for a conventional site
built single-family detached dwelling unit or a modular unit put on a permanent
foundation, connected to public utilities and water. In addition to meeting IRC code
requirements, site-built and modular homes (homes constructed away from the site) going
on permanent foundations also have to meet energy codes. These tiny houses need to
have their own lot and adhere to setbacks, design standards, and neighborhood protective
covenants.
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Second, accessory dwelling units whether site-built or modular ADUs, are also a
legal housing option provided they are placed on a permanent foundation, connected to
public utilities and water, are under the same ownership as the primary dwelling unit on
the same lot, on a condominium size or apartment size lot within city limits or a 20 acre
lot on land zoned for agriculture. The ADUs on land zoned for agriculture can be no more
than 200 feet away from the primary structure on the same lot, the ADUs must remain
under 400 square feet per tiny house standards (1,000 finished square feet maximum per
the state) with a maximum of 2 bedrooms, they must meet energy codes and adhere to
design standards (sync up with architecture and materials utilized for original structure
and be connected physically as well) and lastly they must adhere to neighborhood
protective covenants.
Third, code compliant tiny houses which resemble stick-built housing and are
placed on a trailer may be permitted as an RV or park model RV and may be occupied
seasonally at a RV campground in Nebraska. Each camper is only allowed a 14 day
consecutive stay in a 30 day period at Nebraska campgrounds.
Fourth, a code compliant manufactured mobile home may be permitted and
occupied seasonally or permanently in a mobile home park, subdivision or planned unit
development provided that the structure meets the stipulations set forth in the Mobile
Home Residential District (Appendix F - Municipal Code City of Omaha, NE 2019). The
mobile home must adhere to minimum design standards, setbacks, neighborhood
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covenants and be placed on its own lot among other requirements set forth by the
Municipal Code set forth in each local community in Nebraska.
Demand
In terms of demand for tiny housing in metro county Nebraska, study findings
herein suggest that it is low. At the time of this study, the state receives only two to three
inquiries per month on tiny housing (M. Luttich, personal communication, June 29,
2018). The real estate agent interviewed herein has received zero requests for tiny
housing in the past five years (S. Hovey-Falcone, personal communication, July 1, 2019).
A majority of the homes that Champion Home Builders sells go to neighboring states
(Cobb, K, personal communication, March 19, 2019) and those who have tried to
embrace the lifestyle of tiny housing on a trailer in Nebraska encountered barriers which
forced them to move out of their two tiny homes. The findings of this study suggest that
barriers to placement and occupancy of tiny homes could be negatively impacting
demand for the same in metro county Nebraska. The state has a need for affordable
housing; therefore, it is reasonable to believe that demand should reconcile with that need
and it currently does not.
Supply
Supply of tiny housing in metro county Nebraska is currently low. There were a
total of four tiny conventional homes listed by real estate agents on the multiple listings
service (MLS) which had sold in Douglas, Sarpy, and Lancaster counties in Nebraska in
the past five years (S. Hovey-Falcone, personal communication, July 1, 2019).
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There are a total of six tiny homes on trailers available for purchase at the time of
this study. The number of existing conventional tiny houses in the largest metro county in
Nebraska (Omaha) equals 51. None of these tiny homes were built in the current century
and many were constructed nearly 100 years ago (Appendix B) (Douglas County
Assessor, 2019).
The sample in this study also suggests that the city of Omaha has an aging supply
of tiny homes (Appendix B). It confirms that conventional tiny homes do exist in the
metropolitan areas in the state; however, these tiny homes are not a result of the “Tiny
House Movement” (as the movement only began a little over two decades ago). A
majority of tiny homes in Nebraska which are identified in this research were constructed
decades ago which does set precedence for future legislation that tiny homes can be built
to last and do offer permanence in terms of occupancy. Zoning for new subdivision
developments for tiny houses in the state would present a new supply of affordable
housing options/permanent living environments for metro county Nebraska residents.
Cost
The average selling price for the stick-built tiny homes on permanent foundations
and lots which traded in the past five years within the three largest counties in the state
(i.e. Douglas, Sarpy and Lancaster) equals $27,250.00 (price per tiny house ranged from
$18,900.00 – $36,000.00) (S. Hovey-Falcone, personal communication, July 1, 2019).
There are six tiny homes on wheels (THOWS) listed independently (not by a
licensed real estate agent via the Multiple Listing Service) online at the time this research
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with an average selling price of $38,417.00 (base price per tiny house ranged from
$27,000.00 - $65,000.00).
Per the population housing characteristics in Nebraska reported by the US Census
Bureau (2017), the median value of owner occupied detached dwelling housing units was
$137,300.00 (Figure 2). Therefore, all of the tiny properties in this study are below the
median value of owner-occupied houses in Nebraska.
Barriers
Lastly, in terms of barriers to tiny house viability, protective neighborhood
covenants, minimum design standards, zoning regulations, short supply, aging stock, RV
park rental fees, and cost to transport tiny homes on trailers are identified as barriers
which impede the viability of (seasonal and/or permanent occupancy) of tiny houses in
metro county Nebraska.
In conclusion, this study demonstrates that while occupancy of tiny homes may be
legal in the state of Nebraska tiny living is not feasible, at present. The adverse effects of
public policies are deterrents which form barriers to occupancy of this affordable housing
type. Restrictive barriers to tiny living in metro county Nebraska are shackling the
potential these living environments present in terms of solving for affordable housing
needs.
Nebraska government agencies formally recognize there is, “Insufficient housing
for households at all income levels (both affordable units and market rate units) and that
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in many housing markets there are not enough units to serve low income populations due
to aging housing stock and sub-standard housing” (State of Nebraska Consolidated Plan,
2015, p. 60).
The State of Nebraska Consolidated Plan (2015) has a strategic plan in place
which states that responsible government agencies need to work together to address any
adverse effects where public policies are determined to be barriers to affordable housing:
The Consolidated Plan regulations require the state to explain whether the cost or
incentives to develop, maintain, or improve affordable housing are affected by
public policies. Such policies include tax policy affecting land and other property,
land use controls, zoning ordinances, building codes, fees and charges, growth
limits, and policies that effect the return on residential investment. Further, the
state is required to remove or ameliorate negative effects of public policies that
serve as barriers to affordable housing (State of Nebraska, 2015, p. 73).
Adverse effects where public policies act as barriers to affordable tiny housing in
Nebraska are demonstrated in this research study. The state, according to its own decree,
is “required to remove or ameliorate” these obstacles (State of Nebraska, 2015, p. 73).
Per the state it is made clear that it is with local municipalities that land use control
resides, in terms of both zoning and subdivision regulations (State of Nebraska, 2015).
Therefore, the state needs to work with local county governments cooperatively to update
laws which inhibit access to affordable tiny housing. Local government has the authority
to adopt zoning and comprehensive planning independent from the state’s
recommendations; however, lawmakers at both levels of government in the state should
recognize the collective need to correct Nebraska’s insufficiencies in affordable housing.
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By implementing zoning variances which would accommodate, encourage, and
include new developments, subdivisions and neighborhoods with single family detached
dwelling tiny housing units, local lawmakers would be contributing toward remedying
affordable housing insufficiencies.
In terms of research significance, as viable living environments, there is enough
evidence to suggest that tiny houses could present an affordable housing option to metro
county Nebraska residents in need of the same. However, only when lawmakers remove
the barriers to placement of tiny houses. The constituents who comprise the "cost
burdened” and those living in poverty in the state could benefit from increased affordable
housing options (Figure 3) (2017, State of Nebraska, 2015, p. 32, U.S. Census Bureau).

Study Limitations and Future Study Opportunities
Limited sources and data on tiny housing is available, at present, in metro county
Nebraska. Therefore this study is the beginning of an understanding of this living
environment’s potential use in the metropolitan areas of the state. Due to the finite
number of tiny homes in Nebraska and the limited number of residents who are known to
have owned and occupied both conventional and nonconventional tiny houses, the
following future research topics might be explored:
•

First, additional research to survey both consumer and lawmakers’ attitudes
toward tiny housing would aid the state in reconciling why there is low
demand for this housing type, at present, while clearly there is a high need for
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new affordable housing options in the state. The two economic indicators
should reconcile and they do not at present.
•

Second, a study exploring the feasibility of new housing developments in
Nebraska which would include subdivided lots for newly constructed tiny
homes on permanent foundations would be useful to legislators in
consideration of enacting zoning variances which amend and relax
constricting barriers to tiny house placement. These barriers currently prevent
inclusion of tiny houses in existing metro county Nebraska neighborhoods.

•

Third, opportunities to address the impact tiny living has on occupants’
emotional wellbeing would certainly go a long way toward understanding end
user experiences as they pertain to these structures meeting not only the
physical needs of occupants but also to measure the impact these tiny living
environments have on end users emotionally, mentally, and socially. Post
occupancy evaluations (POEs) could prove to be a very useful research tool to
determine, for example, the effects of crowding on occupants’ happiness and
emotional well-being.
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Appendix A
RESEARCH METHOD: INTERVIEW with MARK LUTTICH, Director of the NE
Housing and Recreational Vehicle Department on Friday, June 29, 2018 by the researcher.

RESEARCH OBJECTIVES: Gauged Demand, Identified Providers, Discussed the
Biggest Obstacles for Tiny House Occupancy and Placement, Explored Potential as an
Affordable Housing Option for Nebraska Residents, Identified current uses for Tiny
Houses in Nebraska

RESEARCH DESIGN/QUESTION: Open-ended
1.Educational and experiential background information, position at the Nebraska Public
Service Commission and length of tenure
2.Number of inquiries per month the state office receives
3.Types of inquiries received and whom they are coming from: builders/providers of tiny
homes; from individuals looking to buy or build a tiny home, or people looking for a
lot/place to put a tiny home.
4.Tiny home builders in Nebraska.
5.Permits pulled to build/sell a tiny home in NE.
6.Estimation of number of Nebraska residents living in tiny homes.
7.Existence of tiny home communities in Nebraska
8.Barriers to permanent occupancy of tiny homes in Nebraska
9.Tiny homes as a short or long term viable living solution for NE residents.
10.Safety concerns and/or code violations as city code inspector
11.If a tiny home does not meet the four requirements set forth by the NE Public Service
Commission to be deemed a recreational vehicle and receive a permit as such then
what
12.Current uses for tiny homes
13.Existence of tiny home communities
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Published by the Nebraska Public Service Commission – 2 Pages
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Appendix B
RESEARCH METHOD: INTERVIEW conducted by the researcher with SHAWN
HOVEY-FALCONE, Licensed Nebraska Realtor at Berkshire Hathaway Home Services
in Omaha, NE, Owner of Top Omaha Properties. Interview conducted on July 1, 2019.
RESEARCH OBJECTIVES: Gauged whether Conventional Tiny Houses are a Viable
Seasonal/Temporary Dwelling Unit for NE Residents by exploring Demand, Supply and
Cost of Tiny Houses (Current Comparable Market Analysis and Multiple Listings Service
Data), also Identified Barriers to Occupancy (short supply and protective neighborhood
covenants)
RESEARCH DESIGN/QUESTIONAIRE: Open-ended
1.Educational and experiential background information of realtor.
Bachelor’s Degree, Licensed realtor in Nebraska since 2006, Top individual
producer at Berkshire Hathaway Home Services in 2013 and 2014
2.Number of requests realtor had received regarding tiny houses in the past five
years? None
3.Comparable Market Analysis (CMA) of tiny homes in the following NE cities
Omaha and Lincoln, counties: Douglas, Sarpy & Lancaster.
a.Number of tiny homes listed on MLS for sale, pending and/or sold in past
12 months in Sarpy, Douglas and Lancaster Counties? None.
b.In past five years? Four properties had traded in the past five years in the
counties listed above. Years they were built: 1975, 1932, 1922 and 1921.
None of these had been built in the past 44 years.
c.Average finished square feet of tiny homes on market (400 sf or less). 392
finished square feet for those in Sarpy, Douglas and Lancaster Counties
d.Average sale price of tiny homes sold in past 5 years? $27,250.00
e.Average price per square foot of tiny homes sold in past five years? $69.84
per finished square foot
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4.What barriers, if any, would you say exist that might impede the viability of tiny
houses in Nebraska? There aren’t many tiny houses available (short supply) and
they might be difficult to find a place to build because of neighborhood
covenants. I would check with the DC Assessor’s office to see how many tiny
properties even exist in Omaha and also look at some examples of the covenants
that would restrict people from building one in neighborhoods in Omaha.

MLS CMA Summary Report – Conventional Tiny Houses which had traded in the past five years
(S. Hovey-Falcone, personal communication, July 1, 2019).
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In regards to Supply as a Barrier – i.e. Douglas County Assessor – Register of Deeds
Under 400 Finished Square Feet Property Query Report (2019) – 2 pages

113

Items with a 1 under building type represent the first building on a parcel – items with a 2
represent a second building on a parcel of land/lot (Silvis, Daniel G, Douglas County
Assessor Manager of Geographic Information Systems, personal communication, July 8,
2019)
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In terms of Protective Neighborhood Covenants as a Barrier – i.e. Quail Run Protective
Neighborhood Covenants - Douglas County. (2003, August 1). p. 1-30, Retrieved July 9,
2019 from https://deebtitleservices.com/wp-content/uploads/2013/10/QuailRunDouglas.pdf
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Appendix C
CASE STUDY: SITE OBSERVATION of SITE A, B and C – SURVEY OF CODE
COMPLIANT PARK MODEL RV TINY HOMES
RESEARCH METHOD: SITE SURVEY/DESCRIPTIVE ANALYSIS OF THREE TINY
HOUSES/BUILT ENVIRONMENTS IN NE & INTERVIEW WITH BUILDER’S SALE
REPRESENTATIVE: an in-depth survey of three tiny houses (Site A, Site B and Site C)

located at Champion Home Builder’s Model Village located in York, Nebraska. This site
survey explored the following: tiny house availability, seasonal/temporary occupancy or
permanent occupancy opportunity, base price, and demand of the tiny house park model
RVs that Champion Homes builds.
RESEARCH OBJECTIVES:

The researcher observed and documented the physical

characteristics/conditions, and design layout of Site A, Site B and Site C, to garner a
physical sense of the spaces an end user would occupy. Data was collected while touring
the homes at Champion Homes Model Village. The site observation included:
Documentation of Site A:
Athens Park Model RV # 509 Loft
Overall Building Dimensions: 11’2” x 34’11”
Overall Finished Square Feet: 391
Documentation of Site B:
Athens Park Model RV # 520 (Shed Roof)
Overall Building Dimensions: 15’0” x 33’6”
Overall Finished Square Feet: 399.8
Documentation of Site C:
Athens Park Model RV # 522 Loft
Overall Building Dimensions: 15’0” x 25’8”
Overall Finished Square Feet: 385 finished square feet
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Appendix D
APPENDIX Q (International Code Council, 2017)
AQ103.1 Minimum Ceiling Heights: Habitable space and hallways in tiny houses shall
have a ceiling height of not less than 6 feet 8 inches. Bathrooms, toilet rooms and
kitchens shall have a ceiling height of not less than 6 feet 4 inches. Obstructions
including but not limited to beams, girders, ducts and lighting shall not extend below
these minimum ceiling heights.
Exception: ceiling heights in lofts are permitted to be less than 6 feet 8 inches.
AQ104.1 Minimum loft area and dimensions: Lofts used as a sleeping or living space
shall meet the minimum area and dimension requirements of Sections AQ104.1.1 through
AQ104.1.3
AQ104.1.1 Minimum area: Lofts shall have a floor area of not less than 36 square feet.
AQ104.1.2 Minimum dimensions: Lofts shall be not less than 5 feet in any horizontal
dimension.
AQ1041.3 Height effect on loft area: Portions of a loft with a sloped ceiling measuring
less than 3 feet from the finished floor to the finished ceiling shall not be considered as
contributing to the minimum required area for the loft.
Exception: Under gable roofs with a minimum slope of 6 units vertical in 12 units
horizontal (50 percent slope) portions of a loft with a sloped ceiling measuring
less than 16 inches from the finished floor to the finished ceiling shall not be
considered as contributing to the minimum required area for the loft.
AQ104.2 Loft access: The access to and primary egress from lofts shall be of any type
described in Section AQ104.2.1 through AQ104.2.4
AQ104.2.1 Stairways: Stairways accessing lofts shall comply with this code or with
Sections AQ104.2.1.1 through AQ104.2.1.5
AQ104.2.1.1 Width: Stairways accessing a loft shall be not less than 6 feet 2
inches, as measured vertically, from a sloped line connecting the tread or landing
platform nosings in the middle of their width.
AQ104.2.1.2 Headroom: The headroom in stairways accessing a loft shall be not
less than 6 feet 2 inches, as measured vertically, from a sloped line connecting the
tread or landing platform nosings in the middle of their width.
AQ104.2.1.3 Treads and risers: Risers for stairs accessing a loft shall be not less
than 7 inches and not more than 12 inches in height. Tread depth and riser height
shall be calculated in accordance with one of the following formulas:

127

1. The tread depth shall be 20 inches minus four-thirds of the riser
height
2. The riser height shall be 15 inches minus three-fourths of the tread
depth.
AQ104.2.1.4 Landing platforms: The top tread and riser of stairways accessing
lofts shall be constructed as a landing platform where the loft ceiling height is
less than 6 feet 2 inches, where the stairway meets the loft. The landing platform
shall be 18 inches to 22 inches in depth measured from the nosing of the landing
platform to the edge of the loft and 16 to 18 inches in height measured from the
landing platform to the loft floor.
AQ104.2.1.5 Handrails: Handrails shall comply with Section R311.7.8
AQ104.2.1.6 Stairway guards: Guards at open sides of stairways shall comply
with Section R312.1
AQ104.2.2 Ladders: Ladders accessing lofts shall comply with Sections AQ104.2.1 and
AQ104.2.2
AQ104.2.2.1 Size and capacity: Ladders accessing lofts shall have a rung width
of not less than 12 inches, and 10-inch to 14 inch spacing between rungs.
Ladders shall be capable of supporting a 200-pound load on any rung. Rung
spacing shall be uniform within 3/8 inch.
AQ104.2.2.2 Incline: Ladders shall be installed at 70 to 80 degrees from
horizontal.
AQ104.2.3 Alternating tread devices: Alternating tread devices accessing lofts shall
comply with Sections R311.7.11.1 and R311.7.11.2. The clear width at and below the
handrails shall be not less than 20 inches.
AQ104.2.4 Ships ladders: Ships ladders accessing lofts shall comply with Sections
R311.7.12.1 and R311.7.12.2. The clear width at and below handrails shall be not less
than 20 inches.
AQ104.2.5 Loft Guards: Loft guards shall be located along the open side of lofts. Loft
guards shall be not less than 36 inches in height or one-half of the clear height to the
ceiling whichever is less.
SECTION AQ105
EMERGENCY ESCAPE AND RESCUE OPENINGS
AQ105.1 General: Tiny houses shall meet the requirements of Section R310 for
emergency escape and rescue openings.
Exception: Egress roof access windows in lofts used as sleeping rooms shall be
deemed to meet the requirements of Section R310 where installed such that the
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bottom of the opening is not more than 44 inches above the loft floor, provided the
egress roof access window complies with the minimum opening area requirements
of Section R310.2.1 (International Code Council, 2017).
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Appendix E
Spur, Texas - City Ordinance and the Amendment to Ordinance Regarding Tiny Houses,
(Spur Freedom, 2014).
In July of 2014, Spur announced that it was Tiny House friendly. Explicitly this means
two things:
1.If you have or want a tiny house on wheels (THOW), you can order it,
build it, and park it in Spur, with access to utilities. If pursuing this route, we do
require a THOW to be secured to a foundation while in city limits. This is a
safety concern as there are occasionally high winds which could otherwise
knock your house over, or worse, into someone else’s home and property. If you
buy land just outside of city limits, you’re welcome to do as you please.
2. If you’ve always wanted to build your own custom home – of any size – you are
welcome to do it here.
How to build a home in Spur:
First step is to come for a visit. We can’t overstate the value in coming to Spur
and meeting the locals, fellow tiny house owners, and seeing the land and layout
of the town for yourself.
Get some plans. We highly recommend downloading some detailed architectural
plans online as there are many good sources available and this is the best way of
making sure your house doesn’t fall apart on you. If you’d like to go custom, we
encourage you to coordinate with a qualified architect who can work with you to
design your space. If you want to do it all yourself, that’s awesome, but know that
you won’t be able to get a qualified builder or contractor to take the job unless the
plans are fool proof and detailed.
Once you know what you’re doing, there are essentially three ways to build your
house. You can either hire a local contractor (who will require good plans) to
build it all for you, or you can hire a local contractor to build the frame of the
house and leave you to take care of the interior design, or you can do it yourself.
If you go with the latter, there are plenty of handy residents in town who would
love to help you build your home without bankrupting you. All the tools you could
need are in town and accessible, so don’t worry about whether or not you have an
air compressor or back hoe. And for a nominal fee you can have a local
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contractor stop by to help you out or teach you how to do something. Moving to
Spur means joining a community, and that community sincerely wants the best for
you. You’ll find that several of us would love to brainstorm your future home with
you if you’re still daydreaming.
City of Spur, Ordinance 677 – Pertaining to Tiny Houses
AN ORDINANCE FOR PROVIDING FOR THE INSTALLATION OF TINY
HOUSES WITHIN THE CITY OF SPUR, TEXAS, REQUIRING AN APPLICATION
FOR THE LOCATION AND PLACEMENT OF SAME; AND CONTAINING
PENALTIES FOR THE VIOLATION OF THIS ORDINANCE AND
CONTAINING A SEVERABILITY CLAUSE.
Amended March 15, 2016
WHEREAS, the City Council of the City of Spur has determined to develop zoning
requirements for Tiny Houses; and
WHEREAS, it is in the best interest of the City that the health, safety and general welfare
of the City be promoted by planning the orderly growth of the City; and
WHEREAS, the City Council of the City of Spur finds it to be in the best interest of the
public safety, health and general welfare to regulate Tiny Houses within the City;
therefore,
BE IT ORDAINED BY THE CITY OF COUNCIL OF THE CITY OF SPUR:
Section I: This Ordinance is hereby referenced as the “Spur Tiny Houses
Ordinance.”
Section II: DEFINITIONS: For purposes of this Ordinance, certain terms, words
and phrases shall have the meaning hereinafter ascribed thereto.
1.

Building Official: The Fire Marshall or other designated inspection
authority of the City.
B. City: City of Spur, Dickens County, Texas and its extraterritorial
jurisdiction.
C. City Council: City Council of the City of Spur, Texas.
D. Common Access Route / Internal Street: Private drive allowing
principle means of access to individual Tiny Houses.
E. Driveway: Minor entrance way of the common access route, into an
off-street parking area serving one or more Tiny Houses.
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F. Permit: Written permit and or application issued by the City Council
permitting the placement, alteration or extension of a Tiny Home
under the provisions of this Ordinance and regulations issued
hereunder. G. Person: Any natural individual, firm, trust,
partnership, association or corporation.
H. Tiny Houses: Residential structures with less than 900 square feet
total living space. Living space shall exclude porches, garages, and other
space no heated or cooled by any means.
Section III: Permits/ and variances
1.

Variance required: A variance is required to locate a Tiny House in any of
the following subdivisions of the City as identified on the Zoning Map
of the City an applicant is required to go before the City Council for
approval.

2.
Martin Addition
2. Smart Addition
3.
Kizer Addition
4.
McClurkin Addition
5.
Highway Addition
6.
Tom Fields Tract, including the Residential Area west of Williams
Street to South Plains Electric Coop property
7.
Suitt/JED Addition
3.

Application Requirements for a Permit: All tiny home builders must complete an
application for building. Including but not limited to the following:

4.

Name and Address of Applicant
2. Telephone Number
3. Location, Legal Property description, Block and Lot where Tiny House is to
be located
4. Dimensions of the Tiny House
5. Description of material being used to build the Tiny House
6. Plat or blueprints identifying connections to city services including
Water, Sewer and Sanitation, if available
7. Photographs of the tiny house, if available

5.

Issuance of Permit: In considering the application, the City Council or
designated building inspector may take into account the proposed location of
the Tiny House in relation to the present and anticipated land use and
development. After review of the application and determining the application
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and the proposed home complies with this Ordinance and other applicable
laws, codes regulations and zoning ordinances, the permit shall be issued.
6.

Denial of Application / Hearing. Any person whose application for a Permit has
been denied may, within 10 (ten) days of the denial, request in writing a
rehearing on the matter and offer additional evidence at the hearing if desired.
Section IV: Basic Tiny House Requirements:
1.

The Tiny House must be on a foundation with at least six (6) inches of cement
footing, which is steel reinforced for load bearing walls. A tiny home built on a
trailer is required to remove wheels/axles in order to tie down to a foundation as
described above.
B. The Tiny House must have a driveway.
C. A Pre-manufactured Tiny House is required to be skirted.
D. The Tiny House must be located on a Common Access Route / Internal
Street, and have an assigned address.
E. The Tiny House must be connected to City utilities, which is water and sewer
services. Sewer service is essential to dispose of all human waste.
No composting toilets will be permitted.
F. The Tiny House must comply with applicable portions of the 2005 Structural
Standards Code of the City of Spur.
G. The Tiny House must pass the inspection of the Building Official, or any
subsequent structural standards which may be adopted by the City of Spur.

Section V: Penalty Provisions. Any person violating this Ordinance or any portion
thereof shall upon conviction be guilty of a misdemeanor and shall be fined not less than
$1.00 nor more than $500.00 for each day that such violation continues. Each day may
be considered a separate offense and punishable accordingly.
Section VI: Severability. If any section or part of any section or paragraph of this
Ordinance is declared invalid or unconstitutional for any reason, it shall not be held to
invalidate or impair the validity, force or effect of any other section or sections or part of
a section or paragraph of this Ordinance.
Section VII: Effective Date. This Ordinance shall be effective immediately upon its
passage, approval and publication (Spur Freedom, 2014).
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Appendix F
Mobile Home Residential District (Municipal Code City of Omaha, Nebraska, 2019)
Sec. 55-281. - MH mobile home residential district.
Sec. 55-282. - Purpose.
The MH mobile home residential district is intended to provide locations for
mobile homes in mobile home parks, subdivisions or planned unit developments. The
MH district includes standards which ensure a good quality environment for residents
of mobile homes and compatibility with surrounding conventional development.

•
•

(Code 1980, § 55-282)
•

Sec. 55-283. - Permitted uses.
The following use types are permitted:
(a)

Residential uses.

Single-family (detached)
Single-family (attached)
Mobile home residential
Small group living (disabled)
(b)

Civic uses.

Community recreation
Day care (limited)
Local utility services
Park and recreation services
Primary educational facilities (Code 1980,
§ 55-283; Ord. No. 38198, § 15, 7-29-08)
•

Sec. 55-284. - Conditional uses.
The following use types are permitted, subject to approval of a conditional use permit,
as provided by section 55-883:
(a) Civic uses.
Administrative services
College and university facilities
Cultural services
Day care (general)
Emergency residential care
Religious assembly
Safety services
Secondary educational facilities

(Code 1980, § 55-284; Ord. No. 38846, § 2, 10-26-10)
•

Sec. 55-285. - Special permit uses.
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The following use types are allowed, subject to approval of a special use permit by the
city council, as provided by section 55-884:
(a)

Civic uses.
Recreational clubs
Social clubs

(b)
Miscellaneous uses.
Broadcasting tower
Wind energy conservation system
(Code 1980, § 55-285; Ord. No. 38198, § 15, 7-29-08)
•

Sec. 55-286. - Site development regulations for mobile home parks.
(a)
Minimum area. The minimum site area for a mobile home park shall be two acres.
(b)
Density requirements. The minimum gross site area per dwelling unit shall be 4,500
square feet.
(c)
Setbacks.
(1)

Each mobile home park shall have a perimeter setback of not less than 50 feet.

(2)

No space for a dwelling unit shall be permitted in the required setback.
(3)

All area contained within the required setbacks except walkways and intersecting private drives
shall be landscaped. Landscaping shall be in accordance with sections 55-718 through 55-722 of
this chapter. Landscape plans must be approved by the planning director.
(d)
Impervious coverage. Impervious coverage for a mobile home park shall not exceed 50 percent of
the total site area.
(e) Open
space per unit. Each mobile home park shall provide a minimum of 300 square feet of open space
per unit.
(f)
Minimum size of space. The minimum size of a mobile home unit space shall be 3,000 square feet.
(g)
Access to Public Street: Each mobile home park must abut and have access to a dedicated public
street with a right-of-way width of at least 60 feet. Direct access to a mobile home space from a
public street is prohibited.
(h)
Circulation. The mobile home park must provide interior vehicular circulation on a private internal
street system. Minimum interior private street width shall be 25 feet. The street system shall be
continuous and connected with other internal or public streets, or shall have a cul-de-sac with a
minimum diameter of 90 feet, or other turnaround approved by the public works and public safety
directors. No cul-de-sac shall exceed 600 feet in length.
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(i)
Parking requirements. Each mobile home park shall provide at least two off-street parking places
for each dwelling unit, one of which must be located on the unit's individual space.
Areas devoted to parking do not count toward meeting minimum open space requirements. All
parking spaces shall be hard surfaced.
(j)
Separation between mobile home units. The minimum separation between a dwelling unit and any
attached accessory structure and any other dwelling unit and attached accessory structure within
the mobile home park shall be 15 feet.
(k)
Separation between mobile home units and circulation areas. The minimum distance between a
dwelling unit and any attached accessory structure and the pavement of an internal private street or
parking area shall be ten feet.
(l)
Sidewalks. Sidewalks are required at entrance points and in other high pedestrian circulation areas.
(m) Lighting. Lighting is required along internal private streets.
(Code 1980, § 55-286)
•

Sec. 55-287. - Application for approval of district.
Each application for approval of an MH district shall be accompanied by a site
development plan which includes the following information:

(a)
Site map, including site boundaries, adjacent rights-of-way, utility services and easements, and
other existing conditions.
(b)
Development plan, including layout of spaces for dwelling units; common facilities; circulation
system; parking facilities; proposed water, sewer and other utility services; existing and proposed
contours; drainage systems; and other major site improvements.
(c)
Landscaping plan, specifying landscaping of all required setbacks and major common areas.
(Code 1980, § 55-287)
•

Sec. 55-288. - Permit for installation of dwelling unit.
Prior to placement of a dwelling unit on a space within a mobile home park, the
owner shall obtain a permit from the permits and inspections division for installation and
occupancy. Permits shall be issued for installation consistent with the approved site
development plan and all applicable city and state codes.

(Code 1980, § 55-288)
•

Sec. 55-289. - Mobile home subdivisions.
Mobile home subdivisions shall be subject to the site development regulations of the
R4 single-family residential district and chapter 53 of this Code, "Subdivision Regulations."
Mobile home units within mobile home subdivisions shall be built in accordance with the
minimum design standards of the U.S. Department of Housing and Urban Development,
and shall be placed on permanent foundations.

(Code 1980, § 55-289)
•

Sec. 55-290. - Planned unit development.
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The MH district may be combined with the planned unit development combining
district. Each application must comply with the additional requirements of the PUD district.
(Code 1980, § 55-290)
•

Secs. 55-291—55-300. - Reserved.
Secs. 55-89—55-100. - Reserved. ARTICLE (Municipal Code City of Omaha, Nebraska,
2019)
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Appendix G
Per the listing description on Tiny House Listings the purchase price for this tiny home
by Rick Walkup Construction includes the following:
“New tandem axle custom tiny house foundation trailer
• Two 7000 lbs. axles
• Four heavy duty rated tires
• One piece full coverage aluminum belly • All DOT required clearance and
brake lights
• Rigid form insulated floor. R25 rated.
• 3/4" T & G subflooring
Exterior wall framing
• 2x4 Doug fir studs
• ZIP System® sheer wall sheathing and flashing tape on all exterior walls
• 3/4" Cedar 6" lap exterior siding
• 3/4" Cedar 1x4 exterior window and door trim
Windows
• Pella Proline Series Windows with Burgundy metal exterior cladding
Roof
• All roof framing structure constructed with Doug fir 2x4 materials
• Micro Laminated Ridge beams
• ZIP System® roof sheathing and flashing tape
• Heavy gauge burgundy standing seam metal roofing
• 3/4" Cedar 1x6 fascia and barge rafters
Loft area
• Upper loft sleeping area with 3/4" knotty pine flooring… King size bed Fits
• Upper loft storage area with 3/4" knotty pine flooring
Plumbing
• Plastic water storage tank with Electric pump
• All interior and exterior plumbing rough in completed
• 3' fiberglass tub shower combination with fiberglass surround
• Combination gas and electric hot water heater
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Electrical
• All interior and exterior electrical rough in completed
• All interior and exterior lighting fixtures
• RV rated 50 amp electrical breaker panel for all electrical hook ups
HVAC
• Mitsubishi ductless heating and air-conditioning (Tiny House Listings in
Nebraska, 2019).
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Appendix H
State of Nebraska City of Lincoln Title 3 Design Standards for Zoning Regulations
Accessory Dwelling Unit Design Standards Retrieved on June 15, 2019 from http://
online.encodeplus.com/regs/lincoln-ne-ds/doc-viewer.aspx#secid-1097

TITLE 3 DESIGN STANDARDS FOR ZONING
REGULATIONS
CHAPTER 3.115 ACCESSORY DWELLING DESIGN
STANDARDS

(Resolution A-90827; December 18, 2017)

The Planning Department is assigned responsibility for administration of these
design standards.

Section 1. INTRODUCTION

The Lincoln/Lancaster County 2040 Comprehensive Plan encourages efficient use
of existing housing and infrastructure by allowing Accessory Dwellings (referred to
in this chapter as ADUs or Accessory Dwelling Units) with A proper design
standards @ These small, flexible units may assist owner-occupants of single
family homes in meeting a variety of life changes, wherever they live in our city,
while supporting private and public investment in residential neighborhoods. These
standards are intended to foster neighborly design of these dwelling units, and to
assure that properties incorporating an ADU remain compatible with the general
character of their neighborhoods.

Section 2. WORK REQUIRING REVIEW

The design standards apply to new construction of detached ADUs on land located
within the R-1, R-2, R-3, R-4, R-5, R-6, R-7 and R-8 districts.

Section 3. APPLICATION AND REVIEW PROCESS

The review process for these Design Standards is designed to parallel the current
building permit review process. That is, review for compliance with these Design
Standards will take place at the same time that other components of the building
permit are examined. To facilitate this administrative review process, the applicant
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will be requested to submit certain additional items with the normal building permit
application. Those items are as follows:
1. At least one black or blue line print showing the principal street facade, the side
facades, and the site plan of the proposed building

Section 4. GENERAL REQUIREMENTS
1.

ADUs should be compatible with the main house, utilizing its features such
as roof type, materials, and general style. Staff shall not approve
alternative designs that do not fit this characteristic but shall refer
them to the Appeals Board.

2.

ADUs located behind the main dwelling should take into consideration the
setting, privacy, and views of the adjoining neighbors.

3.

ADUs located on a corner lot bear special responsibility for neighborly
design. Design of such structures should be consistent with both
the property and the general setting, and the ADU shall clearly be
subordinate to the main residence. Most often, this can be
achieved by attention to features of the main house such as roof
type, materials, and general style or to prominent features
frequently seen in the immediate surroundings. ADUs on corner
lots should be oriented with an entrance and a window facing the
nearest adjacent street. In addition, front porches should be
provided for ADUs on corner lots when half or more of the houses
on the same and facing block fronts have front porches oriented to
the same street as the ADU.

Section 5. WAIVERS AND APPEAL

Any request for a deviation from the Accessory Dwelling Design Standards may be
approved by the Planning Director, Appeals Board, or City Council as provided in
Chapter 1.00.
(Resolution A-90827, December 18, 2017).

